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APPENDIX  9 

ADDITIONAL  SKETCHES  AND  DIAGRAMS,  PHOTOGRAPHS  OF  SITE 
AND  NEIGHBORHOOD  AND  AERIAL  VIEWS  OF  THE  PROJECT  AREA 
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A.  Proctor  Building 
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B.  Church  Green  Building 
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C.  Bedford  Building 
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D.  115-121  Summer  Street  &  131-139  Summer  Street 
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E.  Lincoln  Street  Facade  Comer  of  Summer  &  Lincoln  Streets 
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A.  Aerial  View  From  South 


12 


Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


B.  View  From  Surface  Artery 
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Design  Guidelines  From  the  inception  of  this  project,  the  BRA,  together  with  the  Parcel 

18  Task  Force  and  the  South  Cove  Chinatown  Neighborhood  Council, 
established  certain  parameters  to  help  guide  the  Architect  and 
Developer  in  their  search  for  a  design  concept.  Based  on  the 
assumption  that  the  project  site  would  consist  of  two  parcels 
separated  by  Columbia  Street,  the  BRA-initiated  DEIR  incorporated 
three  different  conceptual  design  alternatives  with  two  towers  of 
different  height  and  bulk;  it  also  added  a  fourth  which  combined  the 
parcels  and  a  discontinued  Columbia  Street.  Program  elements 
envisioned  mixed  uses  of  office,  hotel,  retail,  and  community  services, 
and  an  exterior  Plaza  as  well  as  a  new  alignment  of  a  widened  Essex 
Street  to  accommodate  two-way  traffic. 

Superimposed  on  the  Challenge  Track  Design  guidelines  are  the 
Developer's  criteria  as  proposed  by  an  Urban  Design  Panel  and 
established  by  Columbia  Plaza  Associates.  The  following 
alternative  conceptual  development  plans  demonstrate  numerous 
studies  at  various  stages.  Subsequently,  additional  design 
parameters  called  for  the  building  massing  to  express  a  base,  middle 
and  top,  with  setbacks  related  to  surrounding  5-6  story  and  high-rise 
buildings;  for  public  spaces  to  be  incorporated  into  the  design  of  the 
project  to  enliven  the  streetscape;  and  for  retail  outlets  at  street  level 
to  blend  and  integrate  with  the  existing  retail  of  the  surrounding 
area.  Pedestrian  circulation  patterns  dictated  the  entrance  locations 
at  the  Kingston/Bedford  comer;  on  Bedford  and  Lincoln  Streets  as 
continuations  of  passages  through  99  and  125  Summer  Street,  and  on 
Essex  Street.  Underground  parking  to  replace  the  existing  spaces  of 
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Design  Guidelines  the  Kingston/Bedford  garage  was  a  requirement,  as  were  interior 

truck  docks. 

In  addition,  the  design  task  was  approached  with  a  goal  to  enrich 
the  historic  area  in  which  the  project  lies,  through  the  use  of 
articulation,  scale,  compatible  materials,  and  appropriate  detail. 
The  Kingston/Bedford  development,  on  the  edge  of  the  Midtown 
Cultural  District,  Commercial  Palace  District,  Chinatown,  and 
Financial  Districts,  and  neighbor  to  several  contemporary  office 
towers,  has  much  architectural  heritage  to  draw  on.  The  existing 
structures  surrounding  the  site  -  with  their  columns  and  large  windows 
at  street  level,  elaborately  detailed  cornice  lines,  richly  patterned 
brick  and  carved  stone  facades,  punched  windows  and  prominent 
entrances  -  constitute  a  Bostonian  contextual  palette  for  which  the 
new  building  must  provide  both  harmony  and  counterpoint. 

Combining  program,  parameters  and  context  as  determinants,  the 
ultimate  design  goal  is  to  bring  pjermanent  improvement  to  this  area 
of  Downtown  by  creating  a  new  building  and  spaces  within  and  around 
it  that  will  enhance  the  public  well-being. 
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Conceptual  Development 
Plans 


Design  Alternatives:  Design  concepts  considered  the  following 
alternatives: 


o     Single  high-rise  vs.  two  high-rise  buildings 

o     Retention  vs.  demolition  of  existing  brick  buildings 

o     Open  plaza  on  northern  portion  of  Columbia  Street  vs.  enclosed 

public  space 
o      Loading  dock  location  on  1st  floor  vs.  basement  vs.  mezzanine; 

loading  dock  access  locations, 
o      Location  of  access  and  egress  ramps  to  underground  parking 

In  addition  to  these  alternatives,  design  concepts  and  studies  have 
also  included  issues  of  scale  and  massing;  relationship  to  neighboring 
historical  and  high-rise  buildings;  aesthetic  considerations; 
functional  optimization  of  space  for  tenant  use;  streetscape  and 
exterior  public  spaces;  interior  public  spaces  and  circulation;  and 
parking  and  service  access.  The  major  goal  of  the  conceptual  design 
phase  of  the  project  has  been  to  establish  a  design  framework  which 
represents  a  logical  balance  between  program-based  design 
requirements,  optimum  public  benefits,  and  minimum  adverse 
environmental  impacts.  This  goal  was  given  shape  with  a  succession 
of  schemes,  all  of  which  were  reviewed  by  the  development  team, 
and  some  of  which  were  presented  for  review  to  the  BRA  and  the 
Chinese  Neighborhood  Council.  As  schemes  underwent  formal  and 
informal  review,  comments  on  particular  project  elements,  overall 
massing,  scale,  and  other  urban  design  considerations  were  noted,  and 
incorporated  into  a  new  scheme.  Gradually,  the  seven  schemes 
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Conceptual  Development  documented  herein,  and  their  variations,  evolved  into  the  Challenge 

Plans  Track  Conceptual  DesignSubmissionof  July  11, 1988. 
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Conceptual  Development 

Alternative 

Conceptual  Plans: 

Plans                                       0 

Scheme  A 

March  1988 

0 

Scheme  Bl 

April  27,  1988 

Scheme  B2 

April  27,  1988 

Scheme  CI 

May  6, 1988 

Scheme  C2 

May  6, 1988 

0 

Scheme  C3 

May  6, 1988 

o 

Scheme  C4 

May  6, 1988 

Scheme  C5 

May  6, 1988 

Scheme  C6 

May  6, 1988 

o 

Scheme  Dl 

May  18, 1988 

Scheme  D2 

May  18, 1988 

Scheme  E 

May  23, 1988 

Scheme  Fl 

May  26, 1988 

Scheme  F2 

May  26, 1988 

Scheme  G 

June  8, 1988 

0 

Scheme  H 

June  13, 1988 

o 

Scheme  I 

July  11, 1988 

(Challenge 

Track  Submittal) 

o     Indicates  schemes  which  are 
illustrated  with  a  plan, 
elevation  and  model  photograph. 
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Conceptual  Development  Scheme  A  :  a  two-tower  building  on  a  five-story  base 

Plans  -  represents  the  first  Kingston/Bedford  Development  Plan  submitted 

to  the  BRA,  and  the  starting  fX)int  for  subsequent  design  work.  It 
provides  a  view  corridor  between  towers  for  99  Summer  Street  and  an 
enclosed  public  space,  next  to  the  Bedford  building,  on  a  portion  of 
what  was  formerly  Columbia  Street.  From  this  public  space,  public 
passages  extend  to  125  Summer  Street,  Essex  Street,  and  to  entrances 
at  the  Kingston/Bedford  and  Lincoln/Essex  Street  comers.  The  two 
towers  are  placed  on  opposite  comers.  At  400',  that  on  the 
Lincoln/Essex  comer  is  the  taller  of  the  pair,  and  equates  in  height  to 
many  of  the  towers  of  the  financial  district  to  the  northeast.  The 
second  tower  is  of  lesser  height  (250'),  and  is  placed  on  the  northwest 
comer  of  the  site. 
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Conceptual  Development 
Plans 


Summary  of  Scheme  A 

1 .  Two  tov^ers 

A.  400'  height  at  Essex/Lincoln  comer 

B.  250'  height  at  Kingston/Bedford  Streets 

2.  Base  is  a  5-story  building 

3.  Large  enclosed  public  space  on  north  side  next  to  Bedford  Building 
with  public  passages  to  Essex  Street  and  125  Summer  Street. 
Entrances  to  project  are  on  Kingston/Bedford  comer  and 
Lincoln/Essex  comer. 

4.  Public  arcade  along  Essex  and  Lincoln  Streets. 

5.  Proposed  entry  to  parking  and  service  located  on  Kingston  Street. 

6.  Two  phased  project,  with  phase  line  at  Columbia  Street. 

7.  Columbia  Street  to  be  discounted. 

8.  Essex  Street  to  be  widened  for  two-way  traffic. 
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Scheme  A     Model  Photograph 
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Conceptual  Development  Scheme  B:  With  two  variations  Bl  and  32,  Scheme  B  shows  changes 

Plan  in  the  height  and  configuration  of  the  two  towers,  leaves  open  the 

previously  enclosed  public  space  on  the  northern  half  of  Columbia 
Street,  and  limits  an  arcade  to  Lincoln  Street.   In  Scheme  Bl,  separate 
loading  docks  for  the  two  towers  have  entrances  from  Kingston  and 
Essex  Streets. 

Summary  of  Differences  of  Scheme  B  from  Scheme  A 

1.  Tower  Height: 

A.  397  at  Essex/Lincoln  comer 

B.  254'  at  Kingston/ Bedford 

2.  Tower  Configuration  (Bl,  B2) 

3.  Open  public  space  on  north  side  of  Columbia  Street  next  to 
Bedford  Building  with  entrances  to  passages  to  Essex,  Lincoln, 
and  Kingston  Streets. 

4.  Separate  entries  to  on-grade  service  areas  on  Kingston  and 
Essex  Streets.   (Bl) 


28 


Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


Elevation 


\ 

r 

/' 

'^,   '   .%_ 

- 

"1 

_ 

Plan 


Scheme  B2       1"  =  160'-  0" 


© 


29 


Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


Scheme  B2     Model  Photograph 
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Conceptual  Development 
Plans 


Scheme  C:  The  six  variations  of  Scheme  C  (CI  to  C6)  focus  on  further 
studies  of  towrer  height  and  configuration.  Scheme  CI  has  a  public 
arcade  around  the  entire  building.  C2  provides  an  open  public  space 
at  the  Essex  Street  entrance,  and  limits  the  public  arcade  to  Lincoln 
Street  and  the  Essex  Street  comer.  In  C3,  a  single  larger  tower  with  a 
floor  plate  of  the  size  desired  by  the  Developer  at  the  Essex/Lincoln 
Street  comer  atop  a  5-story  base  building  replaces  the  two-tower 
concept,  with  an  arcade  on  Essex  Street  and  service  access  to  the  tower 
from  Lincoln  Street.  A  small  park  at  the  Kingston/ Essex  Street  comer 
is  introduced.  C4  explores  a  Kingston/Bedford  location  for  a  smaller 
(but  equally  high)  tower,  and  adds  three  stories  to  the  base  building 
to  achieve  the  allowed  FAR.  C5  reverts  to  a  five-story  base  but 
places  the  (again  larger)  tower  mid-block  on  Kingston  Street.  A 
central  public  space  makes  its  first  appearance.  C6  combines  the 
eight-story  base  building  and  single  tower  concepts;  the  latter  is  at 
the  Essex/Lincoln  corner,  closest  to  the  open  space  of  the  surface 
artery,  with  an  arcade  for  its  width.   Beginning  with  C3,  all  of  the 
one-tower  schemes  are  predicated  on  a  single  phase  of  construction. 
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Conceptual  Development 
Plans 


Sununary  of  Differences  of  Schemes  CI  -  C6  from  Scheme  B 
Scheme  CI  &  Scheme  C2  similar  to  Scheme  Bl  &  B2 


Scheme  C3  (Scheme  C6  similar) 

1 .  Single  396'  tower  at  Essex/Lincoln  comer 

2.  Small  park  at  Kingston/Essex  comer 

3.  Arcade  along  Essex  Street 

4.  Separate  entries  to  on  grade  service  areas  on  Kingston  and 
Lincoln  Streets 

5.  No  phasing  of  project 

Scheme  C4 

1 .  Single  396'  tower  at  Kingston/Bedford  comer 

2.  Base  is  8-story  building;  with  top  three  floors  set  back 

4.  Op>en  public  space  mid-block  on  Essex  Street 

5.  No  arcade 

Scheme  C5 

1.  Single  396'  tower  at  mid-block  on  Kingston  Street,  west  end  of 
site 

2.  Base  is  5-story  building 

3.  Large  enclosed  public  space  in  center  of  building,  near 
entrance  on  Bedford  Street 

4.  Widened  entrance  on  Essex  Street 

5.  Arcade  on  west  end  of  Essex  Street 
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Scheme  C3      Model  Photograph 
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Scheme  C4      Model  Photograph 
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Conceptual  Development  Scheme  D:  In  the  two  variations  of  Scheme  D,  the  two-tower  massing 

Plan  is  once  again  compared  to  the  single  tower  concept.  01  shows  a  tower 

of  reduced  height  at  Lincoln/Essex  and  its  16-story  counterpart  at 
Kingston/Bedford,  both  atop  a  base  building  which  is  five  stories 
high  and  has  a  central  public  space  as  its  focus.  D2  is  based  on  a 
single  tower  at  Lincoln/Essex  with  a  street  level  arcade;  access  to 
both  underground  service  and  parking  is  from  Lincoln  Street. 

Summary  of  Differences  of  Scheme  Dl  and  D2  from  Scheme  C 

Scheme  Dl 

1 .  Two  towers 

A.  358',  at  Essex/Lincoln  comer 

B.  215',  at  Kingston/Bedford  comer 

2.  Base  is  five  stories  high 

3.  Small  park  at  Kingston/Essex 
comer 

4.  Arcade  along  Essex  Street 

5.  Separate  entries  to  on-grade  service  areas 
on  Bedford  and  Lincoln  Streets 

Scheme  D2 

1 .  Single  396'  tower  at  Essex/ Lincoln  comer 

2.  Arcade  along  Essex  and  Lincoln  Streets 

3.  Entry  to  underground  service  and  parking 
on  Lincoln  Street 


37 


Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


Elevation 


- 

— r 

- 

1 

Plan 


Scheme  Dl      1"  =  160'-  0" 


38 


Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


Scheme  Dl     Model  Photograph 
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Conceptual  Development 
Plans 


Scheme  E:    Scheme  E  is  the  response  to  the  Developer's  need  for  an 
office  tower  with  floor  plates  of  at  least  25,000  sf  and  with  service 
elevators  accessible  from  the  loading  dock  without  transfer.  The  first 
is  achieved  by  widening  the  mid-rise  tower  floors  so  that  they  step 
toward  Lincoln  Street;  the  second  by  ramping  up  to  the  loading  dock 
from  street  level  to  a  height  which  allows  a  mezzanine  passage 
above  the  lobby  floor.  In  accordance  with  the  results  of  the  Garage 
study  undertaken  by  the  BRA,  access  to  the  underground  levels  is  from 
Kingston  Street.  Scheme  E  building  footprint  is  based  on  a  non- 
widened  Essex  Street. 


Summary  of  Differences  of  Scheme  E  From  Scheme  D 

1 .  Single  396'  tower  mid-block  on  Essex  Street  steps  down 
toward  Lincoln  Street 

2.  Entries  to  underground  parking  and  mezzanine  service  are  on 
Kingston  Street.  Mezzanine  passage  connects  Loading  Dock  to 
service  elevators 

3.  Essex  Street  to  remain  as  is,  without  widening. 

Scheme  F:  The  two  variations  of  Scheme  F  examine  the  impact  of 
more  slender  tower  shapes.  Each  transfers  tower  area  to  the  base 
building  on  the  Kingston/Bedford  pxDrtion  of  the  site:  Fl  results  in  11 
and  F2  in  8  stories,  both  with  a  setback  above  the  5th  Floor  to 
maintain  the  Bedford  Building  cornice  line.   Both  eliminate  an 
arcade.  Fl  adds  a  Lincoln  Street  ramp  to  the  underground  Garage.  F2 
places  an  on-grade  service  area  on  Essex  Street. 
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Conceptual  Development  Scheme  G:  Scheme  G  makes  three  modifications  to  the  previous 

Plan  Scheme:   it  sets  back  the  building  line  sufficiently  to  allow  for  the 

widening  of  Essex  Street;  it  reintroduces  an  arcade  along  Essex  and 
Lincoln  Street;  and  it  places  the  service  area  of  mezzanine  level, 
accessible  from  Kingston  Street. 

Scheme  His  a  combination  and  culmination  of  Schemes  E  through  G. 

Summary  of  Scheme  H  Differences  from  Scheme  D. 

1 .  Single  396'  tower  mid  block  on  Essex  Street  steps  dov^m 
toward  Lincoln  Street 

2.  Base  is  an  8  story  building  with  5th  Floor  setback 

3.  Arcade  on  Lincoln  Street  only 

4.  Entry  to  mezzanine  service  area  and  parking  on  Kingston 
Street,  mezzanine  passage  connects  loading  dock  to  service 
elevators 

5.  Essex  Street  to  be  widened 
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Scheme  H     Model  Photograph 
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Conceptual  Development  Scheme  I:  Challenge  Track  Conceptual  Design  Submittal:  With 

Plan  Scheme  I,  the  design  reaches  the  conclusion  that  the  tower  is  best 

placed  at  the  Essex /Lincoln  comer  and  stepped  down  towards  the 
center  of  the  site.  The  other  design  elements  retained  or  selected  from 
the  previous  studies  are  summarized  below: 

Summary  of  Scheme  I 

1 .  Single  397  tower  on  Essex/Lincoln  comer  steps  down  toward 
center  of  site 

2.  Base  is  eight  stories,  with  setback  above  5th  Hoor 

3.  Open  public  space  on  north  side  of  Columbia  Street  next  to 
Bedford  Building  with  entrances  to  passages  to  Essex  and  Lincoln 
Streets  and  Kingston/Bedford  comer,  and  a  small  park  on 
Kingston/Essex  Street  comer, 

4.  Large  enclosed  public  space  (Atrium)  in  center  of  building 

5.  Arcade  along  Essex  and  Lincoln  Streets 

6.  Entry  to  mezzanine  service  area  on  Kingston  street;  entry  to 
underground  parking  on  Kingston  and  Lincoln  Streets 

7.  No  phasing  of  project 

8.  Columbia  Street  to  be  discontinued 

9.  Essex  Street  to  be  widened  for  two-way  traffic 
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Scheme  I     Model  Photograph 
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APPENDIX  10 
MEMORANDUM  OF  UNDERSTANDING 


MEMORANDUM  OF  UNDERSTANDING 


This  Memorandum  of  Understanding  made  as  of  this         day 

°^  '  1989  by  and  among  the  BOSTON  REDEVELOPMENT  AUTHORITY 

(the  "Authority"),  the  CHINATOWN/SOUTH  COVE  NEIGHBORHOOD  COUNCIL 
(the   Neighborhood  Council"),  the  PARCEL  18+  DEVELOPMENT  TASK 
FORCE  (the  "Task  Force"),  KINGSTON  BEDFORD  JOINT  VENTURE   a 
Massachusetts  general  partnership  ("KBJV")  and  RUGGLES  CENTER 
JOINT  VENTURE,  a  Massachusetts  general  partnership  ("RCJV") 


WITNESSETH: 

WHEREAS,  Metropolitan/Columbia  Plaza  Venture,  a  Massachusetts 
general  partnership  ( "MCPV" ) ,  has  been  tentatively  designated  by 
the  Authority  to  undertake  the  development  of  a  certain  parcel  of 
land  designated  as  Parcel  18  in  Roxbury  ("Parcel  18")  and  a 
certain  parcel  of  land  designated  as  Kingston/Bedford/Essex  in 
downtown  Boston  (the  "KBE  Parcel")  under  the  Parcel-to-Parcel 
Linkage  Project  1  (the  "Parcel-to-Parcel  Linkage  Project  1")   a 
program  being  pursued  by  the  City  and  the  State; 

WHEREAS,  MCPV  has  formed  RCJV  and  KBJV  for  the  purposes  of 
developing  Parcel  18  and  the  KBE  Parcel,  respectively,  in  the 
Parcel-to-Parcel  Linkage  Project  1; 

WHEREAS,  RCJV  proposes  to  construct  a  mixed-use  development 
on  Parcel  18  ( "Ruggles  Center")  and  KBJV  proposes  to  construct  a 
mixed-use  development  on  the  KBE  Parcel  ("One  Lincoln  Street") 
(collectively,  the  "Projects"); 

WHEREAS,  the  Authority,  the  Neighborhood  Council  and  the  Task 
Force  have  a  mutual  and  continuing  interest  in  the  orderly 
:development  of  Parcel  18  and  the  KBE  Parcel;  and 

WHEREAS,  the  Parcel-to-Parcel  Linkage  Project  1  is  designed 
to  produce  community  benefits  to  the  Roxbury  community  adjoining 
■Parcel  18  and  the  Chinatown  community  adjoining  the  KBE  Parcel. 

NOW,  THEREFORE,  for  good  and  valuable  consideration,  the 
receipt  and  sufficiency  of  which  are  hereby  acknowledged,  the 
parties  hereby  agree  as  follows: 

^.   ^:    Community  Benefits.   RCJV  and  KBJV  in  keeping  with  the 
objectives  of  the  Parcel-to-Parcel  Linkage  Project  1  and  in 
ronnectionwith  the  development  of  the  Projects  shall  contribute 
:he  following  community  benefits: 


1 .    Community  Development  Fund. 

KBJV  and  RCJV  will  contribute  the  amounts  described  in 
subparagraphs  (a)  and  (b)  below  (the  "Funds")  (1)  to  the  Community 
Development  Trust  (the  "Trust"),  a  Massachusetts  charitable  trust 
to  be  established  by  the  Authority  for  the  purpose  of 
administering  a  Community  Development  Fund  consisting  of  the  Funds 
(the  "Community  Development  Fund"),  or  (2)  to  the  Authority  as 
escrow  agent  pending  formation  of  the  Trust,  if  the  Trust  has  not 
been  established  when  any  of  the  Funds  become  payable.   In  the 
event  any  of  the  Funds  are  paid  to  the  Authority  in  accordance 
with  the  foregoing,  the  Authority  shall  (x)  hold  the  Funds  in 
escrow  in  a  money-market  interest-bearing  account  for  the  benefit 
of  the  Trust  and  (y)  pay  the  Funds,  together  with  all  interest 
thereon,  to  the  Trust  promptly  after  formation  of  the  Trust. 

(a)   With  respect  to  One  Lincoln  Street,  KBJV  shall  make  the 
following  payments: 

(i)   Ten  percent  (10%)  of  the  developer's  fee  to  be  paid 
on  the  earlier  of  (w)  twenty-four  (24)  months  after 
the  issuance  of  a  Certificate  of  Occupancy  for  the 
entire  shell  of  One  Lincoln  Street  (the  "KBE 
Certificate  of  Occupancy");  (x)  the  achievement  of 
ninety  percent  (90%)  occupancy  of  One  Lincoln 
Street;  (y)  the  date  of  closing  on  the  Permanent 
Refinancing  (as  defined  in  subparagraph  (c)  below) 
of  the  original  loan  or  loans  for  acquisition  and 
development  of  One  Lincoln  Street;  or  (z)  the  date 
of  closing  on  the  sale  of  One  Lincoln  Street  by 
KBJV  ("KBE  Sale"),  as  such  sale  is  defined  in  the 
sale  and  construction  agreement  or  other  agreement 
by  the  Authority,  the  City  of  Boston  and  KBJV  (and 
other  appropriate  parties,  if  any)  for  the 
acquisition  of  the  public  portion  of  the  KBE  Site 
(the  "KBE  Sale  and  Construction  Agreement"). 

(ii)   $2,000,000  to  be  paid  no  later  than  the  date  on 
which  a  building  permit  for  the  substantial 
construction  of  One  Lincoln  Street  is  obtained; 
provided,  however,  that  the  issuance  of  a 
demolition  permit,  excavation  permit,  foundation 
permit  or  building  permit  for  demolition, 
excavation  and  subsurface  or  surface  site  work 
shall  not  be  considered  a  permit  for  substantial 
construction,  but  a  permit  for  the  good  faith 
commencement  of  the  structure  of  the  underground 
garage  shall  constitute  a  permit  for  substantial 
construction  (the  "KBE  Building  Permit  Date"); 

(iii)   $8,000,000  to  be  paid  in  ten  (10)  equal  annual 

installments  of  $800,000  on  each  of  the  first  ten 
(10)  anniversaries  of  the  KBE  Building  Permit  Date; 
provided,  however,  that  in  the  event  of  a  KBE  Sale 
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prior  to  the  tenth  (10th)  anniversary  date  of  the 
KBE  Building  Permit  Date,  KBJV  shall  pay,  in  lieu 
of  all  remaining  payments  required  under  this 
subparagraph  (ii),  the  then  present  value  based 
upon  a  discount  rate  of  eight  and  one  half  percent 
(8i%)  (the  "Present  Value")  of  all  payments 
remaining  to  be  made  in  accordance  with  the 
foregoing,  such  payment  to  be  made  on  the  date  of 
closing  on  such  sale. 

(b)   With  respect  to  each  phase  of  Ruggles  Center  (each  such 
phase  being  referred  to  herein  as  "Phase"),  RCJV  shall 
make  the  following  payments: 

(i)   Ten  percent  (10%)  of  the  developer's  fee  to  be  paid 
on  the  earlier  of  (w)  twenty-four  (24)  months  after 
the  issuance  of  a  Certificate  of  Occupancy  for  the 
entire  shell  of  the  Phase  (the  "Phase  Certificate 
of  Occupancy");  (x)  the  achievement  of  ninety 
percent  (90%)  occupancy  of  the  Phase;  (y)  the  date 
of  closing  on  the  Permanent  Refinancing  of  the 
original  loan  or  loans  for  acquisition  and 
development  of  the  Phase;  or  (z)  the  date  of 
closing  on  the  sale  of  the  Phase  ("Phase  Sale"),  as 
such  sale  is  defined  in  the  sale  and  construction 
agreement  or  other  agreement  by  the  Authority  and 
RCJV  (and  other  appropriate  parties,  if  any)  for 
the  acquisition  of  Parcel  18  (the  "Parcel  18  Sale 
and  Construction  Agreement"). 

(ii)   Five  percent  (5%)  of  the  Net  Operating  Income  of 

the  Phase  received  by  RCJV  to  be  paid  no  later  than 
June  1  of  each  year  with  respect  to  the  previous 
calendar  year,  where  Net  Operating  Income  is  equal 
to  gross  income  from  all  sources  for  such  year 
("Gross  Income")  minus  all  operating  expenses  for 
such  year  including,  but  not  limited  to,  costs, 
fees  and  expenses  for  real  estate  taxes,  utilities, 
administrative  and  professional  services, 
maintenance,  operations,  management,  marketing, 
insurance  and  reserves  ("Operating  Expenses"); 
provided,  however,  that  the  amount  payable  shall 
never  exceed  Net  Operating  Income  minus  the  sum  of 
(x)  debt  service  payable  with  respect  to  the  Phase 
for  such  year  ("Debt  Service"),  (y)  a  return  on  the 
equity  invested  in  the  Phase  by  RCJV,  as  such 
equity  is  reduced  or  augmented  from  time  to  time, 
at  an  interest  rate  of  five  percent  (5%)  per  annum 
above  the  interest  rate  of  RCJV's  financing  for  the 
Phase  ("Return"),  and  (z)  the  equity  contributed 
directly  or  indirectly  to  the  Phase  by  RCJV,  as 
such  equity  is  reduced  or  augmented  from  time  to 
time  ("Equity").   For  all  purposes  under  this 
Section  A,  Paragraph  1,  to  the  extent  that  RCJV 
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does  not  realize  its  Return  at  any  given  time,  such 
Return  shall  accrue  and  be  added  to  Equity;   RCJV 
shall  also  receive  its  Return  prior  to  the 
reduction  of  Equity.   The  foregoing  is  illustrated 
by  the  following: 

Net  Operating  Income  =  Gross  Income  -  Operating  Expenses 

Amount  to  be  Paid  =  5%  x  Net  Operating  Income 

but  no  more  than 
Net  Operating  Income  -  (Debt  Service  +  Return  +  Equity) 

(iii)   Ten  percent  (10%)  of  the  Net  Refinancing  Proceeds 

from  the  Phase  to  be  paid  on  the  date  of  closing  on 
any  Permanent  Refinancing  of  all  outstanding  debt 
borrowed  in  connection  with  acquisition  and 
development  of  the  Phase,  where  Net  Refinancing 
Proceeds  is  equal  to  all  cash  proceeds  received  by 
RCJV  from  such  refinancing  ("Refinancing  Proceeds") 
minus  the  sum  of  (w)  all  outstanding  debt  on  the 
Phase  ("Debt"),  (x)  all  costs,  fees  and  expenses  of 
the  refinancing  transaction  including,  but  not 
limited  to,  costs,  fees  and  expenses  for  brokerage, 
appraisal,  legal,  engineering,  and  professional 
services,  prepayment  penalties  on  existing  debt, 
loan  origination,  recording  and  bank  applications 
("Refinancing  Costs"),  (y)  Return  and  (z)  Equity. 
The  foregoing  is  illustrated  by  the  following: 

Net  Refinancing  Proceeds  = 
Refinancing  Proceeds  -  (Debt  +  Refinancing  Costs  +  Return  +  Equity) 

Amount  to  be  Paid  =  10%  x  Net  Refinancing  Proceeds 

(iv)  Ten  percent  (10%)  of  the  Net  Resale  Proceeds  from 
the  Phase  to  be  paid  on  the  date  of  the  applicable 
Phase  Sale  where  Net  Resale  Proceeds  is  equal  to 
all  cash  proceeds  received  by  RCJV  from  such  sale 
("Resale  Proceeds")  minus  the  sum  of  (v)  Debt,  (w) 
debt  service  payable  with  respect  to  the  Phase  for 
the  calendar  year  during  which  such  sale  occurs 
("Current  Debt  Service"),  (x)  all  costs,  fees  and 
expenses  of  the  resale  transaction  including,  but 
not  limited  to,  costs,  fees  and  expenses  for 
brokerage,  appraisal,  legal,  engineering,  and 
professional  services  and  deed  stamps  ("Resale 
Costs"),  (y)  Return  and  (z)  Equity.   The  foregoing 
is  illustrated  by  the  following  formula: 
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Net  Resale  Proceeds  =   Resale  Proceeds  - 
(Debt  +  Current  Debt  Service  +  Resale  Costs  +  Return  +  Equity) 

Amount  to  be  Paid  =  10%  x  Net  Resale  Proceeds 

(v)   All  other  sums  payable  under  this  subparagraph 
(b)  shall  be  payable  until  the  applicable 
Phase  Sale  and  thereafter  no  further  sums 
shall  be  due  or  payable  hereunder  as  to  such 
Phase. 

(vi)  Notwithstanding  the  foregoing,  if  the  office 
building  (the  "MWRA  Building")  included  in 
Phase  1  of  Ruggles  Center  ("Phase  1")  is 
purchased  by  the  Massachusetts  Water  Resources 
Authority  (the  "MWRA")  in  the  first  three  (3) 
years  of  the  term  of  the  MWRA's  lease  of  the 
MWRA  Building,  the  lump  sum  of  one  million 
four  hundred  and  twenty  thousand  dollars 
($1,420,000),  minus  all  sums  previously  paid 
with  respect  to  the  MWRA  Building  pursuant  to 
subparagraph  (b)(ii),  (iii)  and  (iv)  above, 
shall  be  paid  by  the  Developer  in  lieu  of  any 
and  all  payments  which  would  otherwise  be 
owing  thereafter  with  respect  to  the  MWRA 
Building  pursuant  to  subparagraph  (b)(ii), 
(iii)  and  (iv)  above  (but  not  in  lieu  of  the 
payment  owing  pursuant  to  subparagraph  (b)(i) 
above) . 

(c)   For  purposes  of  this  Paragraph  1,  "Permanent 

Refinancing"  shall  refer  only  to  a  permanent  refinancing 
of  the  total  debt  required  in  connection  with  the 
acquisition  and  full  development  of  One  Lincoln  Street 
or  a  Phase,  as  the  case  may  be.   In  illustration  of  the 
foregoing,  neither  a  refinancing  of  a  land  acquisition 
loan  to  raise  construction  financing,  nor  a  refinancing 
of  an  acquisition/construction  loan  or  construction  loan 
to  raise  additional  working  capital  required  in 
connection  with  the  development  of  the  Project  shall  be 
considered  a  Permanent  Refinancing. 

RC JV s  obligations  under  this  Paragraph  1  shall  terminate 
pon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
greement  by  RCJV  and  the  Authority.   KBJV ' s  obligations  under 
his  Paragraph  1  shall  terminate  upon  the  execution  of,  and  be 
uperseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

Housing  Linkage  Payment. 

KBJV  and  RCJV  shall  each  be  responsible  for  a  Development 
mpact  Project  Contribution  ("Linkage  Payment")  as  such  term  is 
efined  in  Section  26A-2(3)  of  the  Boston  Zoning  Code  and  in 
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accordance  therewith  with  respect  to  the  development  of  One 
Lincoln  Street  and  Ruggles  Center,  respectively.   KBJV  and  RCJV 
shall  each  satisfy  its  obligations  for  the  Linkage  Payment  through 
the  election  of  the  Housing  Creation  Option.   It  is  currently 
anticipated  that  the  total  proceeds  from  both  Projects  will  be 
distributed  equally  to  benefit  the  development  of  (a)  Parcel  22  in 
Roxbury  and  (b)  Parcels  R3  and  R3A  in  the  South  Cove  Urban  Renewal 
Area  in  Chinatown. 

With  respect  to  One  Lincoln  Street,  KBJV  shall  make  its 
Linkage  Payment  as  a  lump  sum  payment,  such  payment  to  be  paid  up 
front  no  later  than  the  KBE  Building  Permit  Date  and  discounted  to 
net  present  value,  subject  to  the  following:  KBJV  shall  make  an 
advance  payment  of  its  Linkage  Payment  in  the  amount  of  $1,000,000 
("Advance  Payment"),  which  Advance  Payment  shall  be  paid  within 
thirty  (30)  days  after  the  execution  of  the  KBE  Sale  and 
Construction  Agreement.   The  Advance  Payment  shall  be  delivered  to 
the  Neighborhood  Housing  Trust  or,  if  directed  by  the  Neighborhood 
Housing  Trust,  to  the  Authority,  and  shall  be  distributed  as 
provided  in  the  immediately  preceding  paragraph  of  this  Paragraph 
2.   For  purposes  of  determining  the  balance  of  the  Linkage  Payment 
due  from  KBJV  on  the  KBE  Building  Permit  Date,  (1)  the  Advance 
Payment  shall  be  deemed  to  earn  interest  from  the  date  on  which 
the  Advance  Payment  is  made  to  the  Neighborhood  Housing  Trust  (or 
such  other  appropriate  party  to  whom  Linkage  Payments  are  to  be 
made  in  accordance  with  applicable  requirements)  through  the  KBE 
Building  Permit  Date  at  an  interest  rate  equal  to  the  discount 
rate  used  in  calculating  the  net  present  value  of  the  Linkage 
Payment  due  from  KBJV  on  the  KBE  Building  Permit  Date,  and  (2)  the 
Advance  Payment,  together  with  all  interest  deemed  to  have  been 
earned  thereon,  shall  be  credited  towards  the  Linkage  Payment  due 
;from  KBJV. 

With  respect  to  each  Phase  of  Ruggles  Center,  RCJV  shall  make 
its  Linkage  Payment  as  a  lump  sum  payment,  such  payment  to  be  paid 
up  front  at  the  time  of  issuance  of  a  building  permit  for  the 
substantial  construction  of  the  applicable  Phase  and  discounted  to 
net  present  value;  provided,  however,  that  the  issuance  of  a 
demolition  permit,  excavation  permit,  foundation  permit  or 
building  permit  for  demolition,  excavation  and  subsurface  or 
.surface  site  work  shall  not  be  considered  a  permit  for  substantial 
construction,  but  a  permit  for  the  good  faith  commencement  of  the 
structure  of  any  building  or  the  underground  garage,  if  any, 
included  in  the  Phase  shall  constitute  a  permit  for  substantial 
construction  (the  "Phase  Building  Permit  Date"). 

I     If  the  MWRA  leases  or  purchases  the  MWRA  Building,  RCJV's 
Linkage  Payment  with  respect  to  the  MWRA  Building  shall  be  based 
apon  each  square  foot  of  gross  floor  area  for  the  uses  listed  in 
Table  D  of  Article  26A  of  the  Boston  Zoning  Code  in  excess  of 
25,000  square  feet,  rather  than  100,000  square  feet  as  provided  in 
Article  26A,  and  RCJV's  Linkage  Payment  with  respect  to  the  second 
Dhase  of  Ruggles  Center  shall  be  based  upon  each  square  foot  of 
jross  floor  area  for  such  uses  in  excess  of  75,000  square  feet. 
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If  the  MWRA  does  not  lease  or  purchase  the  MWRA  Building,  the  full 
100,000  square  foot  exemption  shall  be  taken  in  connection  with 
Phase  1  as  provided  in  Article  26A. 

For  purposes  of  this  Agreement,  "net  present  value"  shall  be 
defined  as  the  value  of  an  amount  of  money  equal  to  the  sum  of 
discounted  payments  which  would  have  been  made  by  KBJV  and  RCJV 
had  they  elected  to  satisfy  their  respective  obligations  under 
Article  26A  of  the  Boston  Zoning  Code  through  the  Housing  Payment 
Option,  such  discounting  to  be  measured  from  (x)  in  the  case  of 
One  Lincoln  Street,  the  date  on  which  KBJV  enters  into  its  Housing 
Creation  Agreement  with  the  Authority  and  in  the  case  of  each 
Phase  of  Ruggles  Center,  the  date  on  which  RCJV  enters  into  its 
Housing  Creation  Agreement  with  the  Authority  through  (y)  the  dare 
on  which  the  final  installment  of  the  Housing  Payment  would  have 
been  due  had  such  Payment  been  made  in  installments  in  accordance 
with  Article  26A.   Net  Present  Value  shall  be  determined  by 
applying  a  composite  discount  rate  to  the  payments  that  the 
Developer  would  have  made  under  the  Housing  Payment  Option.   The 
discount  rate  shall  be  calculated  by  adding  fifty  percent  of  the 
Developer's  verified  cost  of  funds  for  the  construction  of  its 
Development  Impact  Project  to  fifty  percent  of  the  current  most 
recent  City  of  Boston  long-term  (ten  year)  municipal  bond  yield. 

RCJV's  obligations  under  this  Paragraph  2  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Development  Impact 
Project  Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations 
under  this  Paragraph  2  shall  terminate  upon  the  execution  of,  and 
be  superseded  by,  a  Development  Impact  Project  Agreement  by  KBJV 
and  the  Authority. 

3 .    Jobs  Linkage  Payment. 

KBJV  and  RCJV  shall  each  be  responsible  for  a  Jobs 
Contribution  Grant  (hereinafter  "Jobs  Payment")  as  such  term  is 
defined  in  Section  26B-2(3)  of  Article  26B  of  the  Boston  Zoning 
Code  and  in  accordance  therewith  with  respect  to  the  development 
of  One  Lincoln  Street  and  each  Phase  of  Ruggles  Center, 
respectively.   The  Jobs  Payment  shall  be  designated  in  a  manner  to 
ensure  that  the  contributions  benefit  the  Chinatown  and  Roxbury 
communities  equally.   In  accordance  with  Article  26B,  the  Jobs 
Payment  shall  be  made  in  two  installments  of  equal  amounts. 

With  respect  to  One  Lincoln  Street,  the  first  installment  of 
the  Jobs  Payment  shall  occur  no  later  than  the  KBE  Building  Permit 
Date  and  the  remaining  portion  shall  be  due  and  payable  without 
interest  on  the  anniversary  of  the  first  payment.   With  respect  to 
each  Phase  of  Ruggles  Center,  the  first  installment  of  the  Jobs 
Payment  shall  occur  at  the  applicable  Phase  Building  Permit  Date 
and  the  remaining  portion  shall  be  due  and  payable  without 
interest  on  the  anniversary  of  the  first  payment. 
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If  the  MWRA  leases  or  purchases  the  MWRA  Building,  RCJV's 
Jobs  Payment  with  respect  to  the  MWRA  Building  shall  be  based  upon 
each  square  foot  of  gross  floor  area  for  the  uses  listed  in  Table 
E  of  Article  26B  of  the  Boston  Zoning  Code  in  excess  of  25,000 
square  feet,  rather  than  100,000  square  feet  as  provided  in 
Article  26B,  and  RCJV's  Jobs  Payment  with  respect  to  the  second 
phase  of  Ruggles  Center  shall  be  based  upon  each  square  foot  of 
gross  floor  area  for  such  uses  in  excess  of  75,000  square  feet. 
If  the  MWRA  does  not  lease  or  purchase  the  MWRA  Building,  the  full 
100,000  square  foot  exemption  shall  be  taken  in  connection  with 
Phase  1  as  provided  in  Article  26B. 

RCJV's  obligations  under  this  Paragraph  3  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Development  Impact 
Project  Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations 
under  this  Paragraph  3  shall  terminate  upon  the  execution  of,  and 
be  superseded  by,  a  Development  Impact  Project  Agreement  by  KBJV 
and  the  Authority. 

4 .    Employment  Opportunities. 

(a)   Construction  Jobs. 

KBJV  and  RCJV  shall  each  cause  the  general  contractor 
for  their  respective  Projects  or  Phase  thereof,  to  the  best  of  the 
respective  contractor's  ability,  to  grant  preference  in  hiring  to 
Boston  residents  during  the  construction  period.   KBJV  and  RCJV 
have  each  agreed  to  seek  to  achieve  a  standard  of  fifty  (50%) 
percent  residents,  thirty  (30%)  percent  minorities  and  ten  (10%) 
percent  women  on  the  workforce  for  both  One  Lincoln  Street  and 
Ruggles  Center.   In  addition,  KBJV  and  RCJV  will  each  work  with 
the  Liaison  Committee  to  seek  to  achieve  such  hiring  standard. 

KBJV  and  RCJV  shall  each  execute  and  deliver  to  the  Mayor's 
Office  of  Jobs  and  Community  Services  (the  "MOJCS"),  no  later  than 
the  KBE  Building  Permit  Date  in  the  case  of  KBJV  and  no  later  than 
the  Phase  Building  Permit  Date  for  the  first  Phase  of  Ruggles 
Center  in  the  case  of  RCJV,  a  plan,  to  be  known  as  the  Boston 
Residents  Construction  Employment  Plan,  which  plan  shall  set  forth 
in  detail  plans  to  ensure  that  its  contractors  for  One  Lincoln 
Street  or  all  Phases  of  Ruggles  Center,  as  the  case  may  be,  and 
those  engaged  by  said  contractors  for  construction  of  the 
applicable  Project  or  Phase  thereof  on  a  craft-by-craft  basis  meet 
the  following  Boston  Residents  Construction  Employment  Standards: 

1.  At  least  fifty  (50%)  percent  of  the  total  employee 
workerhours  in  each  trade  shall  be  by  bona  fide  Boston 
residents; 

2.  At  least  thirty  (30%)  of  the  total  employee  workerhours 
in  each  trade  shall  be  by  minorities; 
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3.    At  least  ten  (10%)  of  the  total  employee  workerhours  in 
each  trade  shall  be  by  women. 

Workerhours  shall  include  on-the-job  training  and 
apprenticeship  positions. 

RCJV's  obligations  under  this  Paragraph  4(a)  shall  terminate 
upon  RCJV's  execution  and  delivery  to  the  Authority  of,  and  be 
superseded  by,  the  Boston  Residents  Construction  Employment  Plan. 
KBJV's  obligations  under  this  Paragraph  4(a)  shall  terminate  upon 
KBJV's  execution  and  delivery  to  the  Authority  of,  and  be 
superseded  by,  the  Boston  Residents  Construction  Employment  Plan. 

(b)   Permanent  Jobs 

KBJV  and  RCJV  will  each  undertake  the  following  with 
respect  to  One  Lincoln  Street  and  Ruggles  Center,  respectively: 

(i)   pursue  as  a  goal  the  employment  in  the  workforce 
at  their  respective  Projects,  fifty  (50%)  percent 
Boston  residents,  thirty  (30%)  percent  minorities 
and  fifty  (50%)  percent  women; 

(ii)   assign  responsibility  to  a  member  of  the 

management  staff  to  serve  on  a  liaison  committee 
to  consist  of  representatives  of  unions, 
contractors,  minority  business  interest  groups, 
appropriate  city  and  state  agencies  and  the 
Advisory  Panel  (as  defined  in  Paragraph  13 
hereof),  which  liaison  committee  will  monitor 
compliance  with  the  provisions  of  paragraph  4  of 
this  Memorandum  of  Understanding; 

(iii)   notify  the  appropriate  City  agency  of  employment 
opportunities  at  their  respective  Projects  seven 
(7)  business  days  prior  to  announcing  or 
advertising  the  availability  of  such  positions  in 
any  communications  medium  or  with  any  employment 
ar  referral  agencies; 

(iv)   notify  tenants  of  their  respective  Projects,  in 
writing,  of  the  goals  of  item  (i)  above  and 
forward  to  them  a  copy  of  the  Boston  for  Boston 
Employment  Services  Guide; 

(V)   make  good  faith  efforts  to  encourage  tenants  of 

the  Projects  to  hire  Boston  residents  for  new  job 
openings; 

(vi)   become  a  signatory  to  the  Boston  Compact; 

(vii)   participate  in  the  Private  Industry  Council's 
Summer  Jobs  Program;  and 
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(viii)   solicit  statistical  information  from  each  tenant 
of  their  respective  Projects  concerning  the 
number  of  new  employees  and  the  percentage  of 
Boston  residents  hired  during  the  previous  year. 

KBJV  and  RCJV  shall  each  also  execute  and  deliver  to  the 
MOJCS  a  First  Source  Agreement  and  a  Memorandum  of  Understanding 
regarding  permanent  job  opportunities.   Such  Memorandum  of 
Understanding  shall  set  forth  an  Employment  Opportunity  Plan  which 
presents  a  good  faith  effort  to  ensure  that  certain  employment 
opportunities  created  by  the  applicable  Project  v;ill  be  made 
available  to  fifty  (50%)  percent  Boston  Residents,  thirty  (30%) 
percent  minorities  and  fifty  (50%)  percent  women.   KBJV  and  RCJV 
shall  each  use  the  services  of  the  Boston  Job  Exchange  Employment 
Referral  before  embarking  on  a  general  recruitment  effort  to  fill 
entry-level  positions  within  their  respective  Projects. 

RCJV's  obligations  under  this  Paragraph  4(b)  shall  terminate 
upon  RCJV's  execution  and  delivery  to  the  MOJCS  of,  and  be 
superseded  by,  a  First  Source  Agreement  and  a  Memorandum  of 
Understanding  regarding  permanent  job  opportunities.   KBJV's 
obligations  under  this  Paragraph  4(b)  shall  terminate  upon  KBJV's 
execution  and  delivery  to  the  MOJCS  of,  and  be  superseded  by,  a 
First  Source  Agreement  and  a  Memorandum  of  Understanding  regarding 
permanent  job  opportunities. 

5.    Child  Care  Facilities. 

KBJV  will  provide,  on-site  or  off-site,  child  care  facilities 
in  Chinatown  for  a  total  of  100  children.   RCJV  will  provide,  on- 
site  or  off-site,  child  care  facilities  in  Roxbury  for  a  total  of 
100  children.   KBJV  and  RCJV  will  each  work  with  the  City  and 
local  communities  to  design  appropriate  child  care  programs.   If 
the  MWRA  Building  is  leased  or  purchased  by  the  MWRA,  the  100 
child  care  slots  to  be  provided  by  RCJV  will  be  in  addition  to 
child  care  services,  if  any,  provided  to  the  MWRA.   In  addition, 
if  any  tenant  at  One  Lincoln  Street  or  Ruggles  Center  provides  its 
own  child  care  services  on-site,  such  child  care  services  shall 
not  be  included  in  the  100  child  care  slots  to  be  provided  by  KBJV 
and  RCJV.   KBJV  and  RCJV  will  each  work  with  the  Authority  and  the 
respective  communities  on  a  child  care  plan  to  be  agreed  upon  and 
executed  by  KBJV,  RCJV  and  the  Authority,  which  plan  shall  set 
forth  in  more  detail  the  location  of  the  proposed  child  care 
facilities,  the  proposed  child  care  program  and  program  design, 
:he  proposed  child  care  population  to  be  served  by  the  child  care 
facilities  and  the  proposed  delivery  date  of  such  child  care 
facilities  (the  "Child  Care  Plan").   The  obligations  of  KBJV  and 
^CJV  hereunder  shall  be  satisfied  so  long  as  KBJV  or  RCJV,  as  the 
:ase  may  be,  makes  available,  or  causes  to  be  made  available,  the 
■acilities  for  which  it  is  responsible  hereunder,  such  facilities 
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to  include  the  finish,  furnishings  and  equipment  required  for  the 
operation  of  such  child  care  facilities.   Neither  RCJV  nor  KBJV 
shall  be  responsible  for  the  operation  or  staffing  of  such  child 
care  facilities. 

Notwithstanding  the  foregoing,  if  KBJV  has  not  made 
provisions  for  the  child  care  facilities  for  which  it  is 
responsible  hereunder  prior  to  the  issuance  of  the  KBE  Certificate 
of  Occupancy,  KBJV  shall  place  $1,250,000  in  escrow  with  the 
Authority.   Notwithstanding  the  foregoing,  if  RCJV  has  not  made 
provisions  for  the  child  care  facilities  for  which  it  is 
responsible  hereunder  prior  to  the  issuance  of  the  KBE  Certificate 
of  Occupancy,  RCJV  shall  place  $1,250,000  in  escrow  with  the 
Authority.   For  purposes  hereof,  KBJV  or  RCJV,  as  the  case  may  be, 
shall  be  deemed  to  have  made  provisions  for  the  child  care 
facilities  for  which  it  is  responsible  hereunder,  if  it  has  (i) 
commenced  construction  of  such  facilities,  (ii)  entered  into  an 
agreement  for  the  purchase,  lease  or  development  of  such 
facilities,  or  (iii)  entered  into  an  agreement  for  the  operation 
of  such  facilities  at  an  identified  location.   In  the  event  any 
funds  are  paid  to  the  Authority  in  accordance  with  the  foregoing, 
the  Authority  will  (x)  hold  the  funds  in  escrow  in  a  money-market 
interest-bearing  account  for  the  benefit  of  KBJV  or  RCJV,  as  the 
case  may  be,  and  (y)  pay  the  funds,  together  with  all  interest 
thereon,  to  KBJV  or  RCJV,  as  the  case  may  be,  promptly  upon  KBJV 
or  RCJV,  as  applicable,  making  provisions  for  such  child  care 
facilities  in  accordance  with  the  foregoing. 

It  is  intended  that  the  fulfillment  of  the  obligations  of 
KBJV  or  RCJV  under  this  Paragraph  shall  fully  satisfy  all 
obligations  relating  to  child  care  or  day  care  facilities  imposed 
by  the  applicable  provisions  of  the  Boston  Zoning  Code  with 
respect  to  One  Lincoln  Street  or  Ruggles  Center,  as  the  case  may 
be. 

RCJV's  obligations  under  this  Paragraph  5  shall  terminate 
upon  execution  by  RCJV  and  the  Authority  of  the  Child  Care  Plan. 
KBJV's  obligations  under  this  Paragraph  5  shall  terminate  upon 
execution  by  KBJV  and  the  Authority  of  the  Child  Care  Plan. 

6.    Thirty  Percent  MBE/WBE  Utilization  Goal. 

KBJV  and  RCJV  will  each  use  good  faith  efforts  to  utilize  a 
combined  total  of  thirty  (30%)  percent  minority  business 
enterprises  ("MBE")  and  women  business  enterprises  ( "WBE" )  for  all 
contracts  related  to  the  development  of  One  Lincoln  Street  and 
Ruggles  Center.   Such  contracts  shall  relate  to  the  provision  of 
services  in  connection  with  the  development  of  Parcel  18  and  the 
KBE  Parcel,  such  as  architectural,  engineering,  legal  and  public 
relations  services. 
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RC JV s  obligations  under  this  Paragraph  6  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  6  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

7 .    Technical  Assistance  and  Outreach  to  MBE/WBE. 

KBJV  and  RCJV  will  jointly  hire  a  staff  person  who  will 
coordinate  community  benefits  and  will  have  as  one  of  his  or  her 
major  responsibilities,  the  outreach  and  liaison  work  required  to 
attract  MBEs  and  WBEs  during  the  preconstruction  phase  and  all 
other  development  phases  of  each  Project.   In  addition,  when  the 
Community  Development  Fund  is  established  (as  described  in  Part  A, 
Section  1  above),  should  a  business  facilitator,  if  any,  be  hired 
from  the  proceeds  thereof,  KBJV  and  RCJV  will  work  with  such 
business  facilitator.   KBJV  and  RCJV  will  each  spend  time  within 
the  Roxbury  and  Chinatown  communities  encouraging  and  recruiting 
MBEs  and  WBEs  to  participate  in  the  Projects.   In  addition,  KBJV 
and  RCJV  will  each  provide  appropriate  assistance  to  MBEs  and 
WBEs,  such  as  the  provision  of  information  and  referrals  requested 
by  MBEs  and  WBEs. 

KBJV  and  RCJV  will  each  make  good  faith  efforts  to  encourage 
participation  of  MBEs  and  WBEs  during  the  preconstruction  phase 
and  all  other  development  phases  of  each  Project  and  will  each  use 
good  faith  efforts  to  cause  the  general  contractor  for  their 
respective  Projects  or  Phase  thereof,  to  the  best  of  the 
respective  contractor's  ability,  to  provide  maximum  opportunity  to 
minority  and  women  subcontractors  by  employing  a  diversity  of 
strategies  and  initiatives  such  as: 

(a)  providing  written  notice  to  a  reasonable  number  of  MBE 
and  WBE  subcontractors  of  all  major  areas  of  work  on  each  Project 
or  Phase  thereof  to  be  subcontracted; 

(b)  advertising  in  minority  targeted  media,  such  as 
newspapers  and  publications,  the  availability  of  subcontracting 
opportunities; 

(c)  holding  pre-bid  meetings  to  apprise  minority  and  women 
subcontractors  of  available  work  opportunities  with  respect  to 
each  Project  or  Phase  thereof. 

RCJV's  obligations  under  this  Paragraph  7  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  7  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 
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8.  One  Hundred  Thousand  ($100,000)  Dollar  Challenge  Grant. 

MCPV  has  contributed  Twenty-Four  Thousand  ($24,000)  Dollars 
to  the  Neighborhood  Council  and  the  Task  Force  as  a  planning 
grant,  matching  a  similar  contribution  made  by  the  Authority.   The 
matching  grant,  the  remainder  of  which  will  be  made  by  KBJV,  will 
total  One  Hundred  Thousand  ($100,000)  Dollars  over  the  next  two 
years,  such  grant  to  be  made  as  set  forth  in  a  letter  agreement 
between  MCPV  and  the  Neighborhood  Council  dated  November  9,  1988 
and  a  letter  agreement  between  MCPV  and  the  Task  Force  dated 
November  7,  1988.   Pursuant  to  such  letter  agreements,  such  grant 
will  be  consistent  with  the  terms  of  the  agreement  dated 
December  19,  1988  by  and  between  the  Authority  and  the  Task  Force 
and  the  agreement  dated  April  3,  1989  by  and  between  the  Authority 
and  the  Neighborhood  Council. 

KBJV's  obligation  under  this  Paragraph  8  shall  terminate  upon 
full  payment  to  the  Neighborhood  Council  and  the  Task  Force  of  the 
$76,000  remaining  to  be  paid  hereunder. 

9.  Four  Hundred  Thousand  ($400,000)  Dollar  Challenge  Grant. 

KBJV  will  make  available  a  Four  Hundred  Thousand  ($400,000) 
Dollar  challenge  grant  ("$400,000  challenge  grant"),  subject  to 
being  matched  on  a  two-for-one  basis  by  public  or  private  sources, 
for  developing  minority  capacity  to  obtain  management  level 
positions  in  the  real  estate  industry.   A  portion  of  such  funds 
shall  be  used  to  expand  existing  programs  which  provide  practical 
education,  training  and  certificates  in  a  variety  of  real  estate 
professions,  such  as  property  management,  appraisal,  brokerage  and 
development.   KBJV  will  provide  assistance  to  the  Task  Force  and 
the  Neighborhood  Council  in  the  seeking  and  raising  of  the 
matching  portion  of  the  funds.   No  later  than  the  KBE  Buildinc 


KHJV  (the  "Designation")  or  the  recipient  or  recipients  or  the 
$400,000  challenge  grant  (the  "Grant  Recipients")  and  (ii)  receipt 
by  the  Authority  or  the  Grant  Recipients  in  accordance  with  the 
Designation  of  matching  funds  on  a  two-for-one  basis,  which 
receipt  has  been  verified  in  writing  jointly  by  the  Task  Force, 
the  Neighborhood  Council  and  KBJV  (collectively,  (i)  and  (ii)  are 
referred  to  as  the  "Release  Conditions"),  or  (b)  to  the  Grant 
Recipients  in  accordance  with  the  Designation  if  the  Release 
Conditions  have  been  satisfied.   In  the  event  any  of  the  $400,000 
challenge  grant  is  paid  to  the  Authority  in  accordance  with  the 
foregoing,  the  Authority  shall  (x)  hold  such  money  in  escrow  in  a 
money-market  interest-bearing  account  for  the  benefit  of  the  Grant 
Recipients  and  (y)  pay  such  money  to  the  Grant  Recipients  in 
accordance  with  the  Designation  promptly  after  satisfaction  of  the 
Release  Conditions,  such  payments  to  be  made  from  time  to  time  as 
iiatching  funds  are  received  and  verified  in  accordance  with  the 
Release  Conditions.   Upon  receipt  by  the  Authority  or  the  Grant 
Recipients  in  accordance  with  the  Designation  of  $800,000  in 
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matching  funds  and  verification  thereof  in  accordance  with  the 
Release  Conditions,  interest  earned  on  payments  held  in  escrow  by 
the  Authority,  if  any,  shall  also  be  paid  by  the  Authority  to  the 
Grant  Recipients  in  accordance  with  the  Designation.   Any  sums 
still  being  held  in  escrow  by  the  Authority,  including  all 
interest  earned  on  sums  held  in  escrow  by  the  Authority  at  any 
time  pursuant  to  this  Paragraph,  shall  be  paid  to  the  Grant 
Recipients  two  (2)  years  after  the  issuance  of  the  KBE  Certificate 
of  Occupancy  if  the  Designation  has  already  occurred,  or  on  the 
date  of  Designation  if  the  Designation  has  not  yet  occurred. 

KBJV's  obligation  hereunder  shall  terminate  upon  full  payment 
of  the  $400,000  challenge  grant  to  the  Authority  or  the  Grant 
Recipients . 

10.   Thirty  Percent  MBE  Retail. 

RCJV  and  KBJV  have  each  set  as  a  minimum  goal  the  leasing  of 
at  least  thirty  (30%)  percent  of  the  total  leasable  square  footage 
of  all  retail  space  in  Ruggles  Center  and  One  Lincoln  Street, 
respectively,  to  MBEs  and  will  use  best  efforts  to  market  such 
retail  space  to  MBEs.   In  order  to  reach  this  goal,  RCJV  and  KBJV 
each  intend  to  work  with  local  retail  merchants  and  established 
merchant  associations  within  geographic  proximity  to  their 
respective  Projects  to  ensure  that  the  local  merchants  are  aware 
of  retail  space  opportunities  in,  and  have  the  first  opportunity 
to  locate  to,  Ruggles  Center  and  One  Lincoln  Street,  respectively. 
RCJV_and  KBJV  will  each  attempt  through  advertising  and  community 
meetings  to  encourage  many  existing  and/or  developing  retail 
businesses  to  apply  for  occupancy  at  Ruggles  Center  and  One 
Lincoln  Street.   In  addition,  RCJV  and  KBJV  may  provide  financial 
assistance  to  MBE  retail  merchants  for  space  planning  and  build- 
out  of  the  retail  space  in  Ruggles  Center  and  One  Lincoln  Street, 
as  the  case  may  be,  the  amount  of  such  financial  assistance  to  any 
such  merchant  to  be  amortized  over  the  term  of  the  lease  with  the 
merchant  and  repaid  as  additional  rent.   "Best  efforts"  shall  mean 
1  reliance  on  traditional  methods  of  leasing  and,  whenever  those 
traditional  methods  prove  insufficient  to  afford  a  meaningful 
opportunity  to  minority  business  enterprises  to  lease  space  at 
Ruggles  Center  and  One  Lincoln  Street,  RCJV  and  KBJV  shall  take 
other  affirmative  measures  to  sufficiently  afford  such  an 
opportunity  at  their  respective  Projects.   Best  efforts  shall  not 
require  that  RCJV  and  KBJV  lease  space  to  minority  business 
enterprises  under  any  terms  and  conditions  that  are  in  any  respect 
inconsistent  with  terms  and  conditions  generally  applicable  to 
other  lessees  at  their  respective  Projects. 


RCJV's  obligations  under  this  Paragraph  10  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
:his  Paragraph  10  shall  terminate  upon  the  execution  of,  and  be 
^superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 
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11 .  Incubator  Space. 

RCJV  will  work  with  the  Advisory  Panel  to  develop  a  business 
incubator  program  in  one  Phase  of  Ruggles  Center  to  be  designated 
by  RCJV.   The  goal  of  the  business  incubator  program  is  to  provide 
opportunities  at  relatively  low  costs  for  existing  or  start-up 
businesses  to  explore  new  ideas  and  business  operations. 
Typically,  businesses  within  an  incubator  are  those  that  are  able 
to  share  ideas  and  support  services,  such  as  reception  and 
telephone  answering,  secretarial  support,  legal  services, 
accounting,  photocopy,  messengers,  conference  rooms,  computer  and 
data  processing,  and  office  furniture.   RCJV  will  provide 
financial  assistance  to  the  business  incubator  for  space  planning 
and  build-out  of  the  business  incubator  operations,  the  amount  of 
such  financial  assistance  to  the  business  incubator  to  be 
amortized  over  the  term  of  the  lease  with  the  business  incubator 
and  repaid  as  additional  rent.   RCJV  will  make  a  good  faith  effort 
with  the  assistance  of  the  Advisory  Panel  to  identify  qualified 
business  operators  acceptable  to  RCJV  in  its  sole  discretion.   The 
parties  hereto  recognize,  however,  that  the  business  incubator 
program  will  not  succeed  and  RCJV  will  not  have  an  obligation 
hereunder  unless  the  Advisory  Panel  is  able  to  secure  a  subsidy 
from  private  or  public  sources  for  such  program. 

RCJV's  obligations  under  this  Paragraph  11  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  11  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

12 .  Notice  of  Availability  of  Employment  Opportunities. 

RCJV  and  KBJV  will  each  provide  either  on-site  or  off-site 
employment  centers,  such  as  kiosks  or  the  posting  of  bulletin 
boards,  prior  to  and  during  the  construction  of  Ruggles  Center  and 
One  Lincoln  Street,  respectively,  so  as  to  inform  the  public  of 
available  employment  opportunities  at  their  respective  Projects. 
After  construction  of  Ruggles  Center  and  One  Lincoln  Street,  it  is 
anticipated  that  notice  of  available  job  opportunities  will  be 
riposted  at  a  job  posting  center  to  be  located  on-site  consistent 
with  the  Boston  for  Boston  Employment  Program  Policy. 

I      RCJV's  obligations  under  this  Paragraph  12  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  2  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

13 .  Advisory  Panel. 

RCJV  and  KBJV  will  both  participate  in  an  advisory  panel  (the 
"Advisory  Panel")  to  consist  of  representatives  of  all  of  the 
parties  hereto,  appropriate  city  and  state  agencies  and  the 
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Massachusetts  Bay  Transportation  Authority  for  the  purpose  of 
implementing  the  community  benefits  to  be  provided  by  RCJV  and 
KBJV  pursuant  to  this  Memorandum  of  Understanding,  and  ensuring 
compliance  with  the  provisions  hereof. 

B.  Successors  and  Assigns.   This  Memorandum  of 
Understanding  shall  be  binding  upon  and  enforceable  against  the 
successors  and  assigns  of  the  parties  hereto,  it  being  understood 
and  agreed  that  RCJV  shall  have  a  right  to  transfer  or  assign  to 
another  party  or  parties  its  rights  and  interests  under  this 
Agreement  and  in  all  or  a  portion  of  Parcel  18,  Ruggles  Center  and 
any  phase  thereof,  and  KBJV  shall  have  a  right  to  transfer  or 
assign  to  another  party  or  parties  its  rights  and  interests  under 
this  Agreement  and  in -all  or  a  portion  of  the  KBE  Parcel  and  One 
Lincoln  Street,  subject  in  each  case  to  such  limitations  as  may  be 
contained  in  other  agreements  between  RCJV  and  the  Authority  or 
between  KBJV  and  the  Authority,  as  the  case  may  be. 

C.  Limitation  of  Liability.   The  liability  of  RCJV  or  its 
successors  and  assigns  (including,  without  limitation,  mortgagees) 
(the  "Phase  Developer")  arising  under  this  Memorandum  of 
Understanding  with  respect  to  each  Phase  shall  be  limited  solely 
to  the  assets  and  property  of  the  Phase  Developer  with  respect  to 
such  Phase,  but  in  any  event  not  to  exceed,  in  the  aggregate,  two 
hundred  fifty  thousand  dollars  ($250,000.00),  and  no  partner, 
venturer,  trustee,  beneficiary,  shareholder,  officer,  director  or 
the  like  of  the  Phase  Developer,  from  time  to  time,  or  any  such 
person's  or  entity's  separate  assets  or  property  shall  have  or  be 
subject  to  any  personal  liability  with  respect  to  any  obligation 
or  liability  of  the  Phase  Developer  hereunder  or  thereunder.   A 
deficit  capital  account  of  a  partner  of  the  Phase  Developer  shall 
not  be  deemed  to  be  a  liability  of  such  partner  nor  an  asset  or 
property  of  the  Phase  Developer. 

The  liability  of  KBJV  or  its  successors  and  assigns 
(including,  without  limitation,  mortgagees)  (the  "KBE  Developer") 
arising  under  this  Memorandum  of  Understanding  with  respect  to  One 
Lincoln  Street  shall  be  limited  solely  to  the  assets  and  property 
of  the  KBE  Developer  with  respect  to  One  Lincoln  Street,  but  in 
any  event  not  to  exceed,  in  the  aggregate,  two  hundred  fifty 
thousand  dollars  ($250,000.00),  and  no  partner,  venturer,  trustee, 
beneficiary,  shareholder,  officer,  director  or  the  like  of  the  KBE 
Developer,  from  time  to  time,  or  any  such  person's  or  entity's 
separate  assets  or  property  shall  have  or  be  subject  to  any 
personal  liability  with  respect  to  any  obligation  or  liability  of 
the  KBE  Developer  hereunder  or  thereunder.   A  deficit  capital 
account  of  a  partner  of  the  KBE  Developer  shall  not  be  deemed  to 
be  a  liability  of  such  partner  nor  an  asset  or  property  of  the  KBE 
Developer . 

D.  Default.  Each  and  every  covenant  contained  in  this 
Memorandum  of  Understanding  is  and  shall  be  construed  to  be  a 
.separate  and  independent  covenant  and  shall,  as  relevant,  apply 

separately  to  One  Lincoln  Street  and  each  Phase  of  Ruggles  Center, 
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and  a  default  with  respect  to  any  covenant  as  it  relates  to  One 
Lincoln  Street  shall  not  constitute  a  default  with  respect  to 
Ruggles  Center,  and  a  default  with  respect  to  Ruggles  Center  shall 
not  constitute  a  default  with  respect  to  One  Lincoln  Street. 
Furthermore,  a  default  with  respect  to  one  Phase  of  Ruggles  Center 
shall  not  constitute  a  default  with  respect  to  any  other  Phase  of 
Ruggles  Center. 

E.  Severability.   If  any  term  or  provision  of  this 
Memorandum  of  Understanding,  or  the  application  thereof  to  any 
person  or  circumstance,  shall  to  any  extent  be  invalid  and 
unenforceable,  the  remainder  of  this  Memorandum  of  Understanding, 
or  the  application  of  such  terms  to  persons  or  circumstances  other 
than  those  to  which  it  is  invalid  or  unenforceable,  shall  not  be 
affected  thereby,  and  each  term  and  provision  of  this  Memorandum 
of  Understanding  shall  be  valid  and  shall  be  enforced  to  the 
extent  permitted  by  law. 

F.  Governing  Law.   This  Memorandum  of  Understanding  shall 
be  governed  and  construed  in  accordance  with  the  laws  of  the 
Commonwealth  of  Massachusetts. 

G.  Expiration.   Obligations  of  KBJV  hereunder  shall 
terminate  upon  the  issuance  of  the  KBE  Certificate  of  Occupancy, 
unless  sooner  terminated  by  the  provisions  hereof.   Obligations  of 
RCJV  hereunder  shall  terminate  upon  the  issuance  of  the  applicable 
Phase  Certificate  of  Occupancy,  unless  sooner  terminated  by  the 
provisions  hereof. 


H.  Notices .  All  notices  or  other  communica 
or  permitted  to  be  given  under  this  Memorandum  of 
shall  be  in  writing,  signed  by  a  duly  authorized  o 
representative  of  the  Authority,  KBJV,  RCJV,  the  T 
Neighborhood  Council,  as  the  case  may  be,  and  shal 
hand-delivered  or  mailed  postage  pre-paid,  by  regi 
certified  mail,  return  receipt  requested  and  shall 
when  delivered,  if  by  hand,  or  when  deposited  with 
Service,  if  mailed,  to  the  principal  office  of  the 
it  is  directed,  which  is  as  follows  unless  otherwi 
written  notice  to  the  other  parties: 


tions  required 

Understanding 

fficer  or 

ask  Force  or  the 

1  either  be 

stered  or 
be  deemed  given 
the  U.S.  Postal 
party  to  which 

se  designated  by 


KBJV: 


Kingston  Bedford  Joint  Venture 

c/o  Metropolitan/Columbia  Plaza 

Venture 

200  State  Street 

Boston,  MA  02109 

Attn:  Mr.  Robert  L.  Green 


with  copy  to; 


Hale  and  Dorr 
60  State  Street 
Boston,  MA  02109 
Attn:  John  D.  Hamilton, 


Jr 


P.C. 


-17- 


RCJV: 


Ruggles  Center  Joint  Venture 

c/o  Metropolitan/Columbia  Plaza 

Venture 

200  State  Street 

Boston,  MA  02109 

Attn:  Mr.  Robert  L.  Green 


with  copy  to; 


Hale  and  Dorr 

60  State  Street 

Boston,  MA  02109 

Attn:  John  D.  Hamilton,  Jr.,   P.C, 


Boston  Redevelopment 
Authority: 


Director's  Office 
One  City  Hall  Plaza 
Boston,  MA  02201 


with  copy  to: 


Boston  Redevelopment  Authority 
Chief  General  Counsel 
One  City  Hall  Plaza 
Boston,  MA  02201 


Parcel  18+  Development 
Task  Force 


Parcel  18+  Development  Task  Force 
2406  Washington  Street 
Boston,  MA  02119 


Chinatown  Neighborhood 
Council 


Chinatown  Neighborhood  Council 
31  Beech  Street 
Boston,  MA  02111 


h 


I. 
part  her 
writing 

J. 
Understa 
containe 
Agreemen 
to  a  Pro 
entered 
appropr i 
Center  o 
appropri 
Lincoln 


Amendment .   This  Memorandum  of  Understanding,  or  any 
eof,  may  be  amended  from  time  to  time  hereafter  only  in 
executed  by  all  of  the  parties  hereto. 


Conflicts . 
nding  contai 
d  in  the  Sal 
t,  or  the  De 
ject  or  Phas 
into  by  and 
ate  parties, 
r  any  Phase 
ate  parties, 
Street,  the 


To  the 
ns  terms 
e  and  Co 
velopmen 
e  of  Par 
between 

if  any) 
thereof 

if  any) 
terms  of 


extent  tha 

that  confl 

nstruction 

t  Impact  Pr 

eel  18,  or 

the  Authori 

with  respe 

and  the  Aut 

with  respe 

such  other 


t  this  Memorandum  of 
ict  with  the  terms 
Agreement,  the  Cooperation 
oject  Agreement  pertaining 
any  other  agreements 
ty  and  RCJV  (and  other 
ct  to  Parcel  18,  Ruggles 
hority  and  KBJV  (and  other 
ct  to  the  KBE  Parcel  or  One 
agreement  shall  govern. 
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IN  WITNESS  WHEREOF,  the  parties  hereto  have  caused  this 
instrument  to  be  executed  in  their  behalf  by  their  respective 
officers  and  thereunto  duly  authorized  as  of  the  day  and  year 
first  above  written. 


Approved  as  to  Form: 


BOSTON  REDEVELOPMENT  AUTHORITY 


Chief  General  Counsel 
Boston  Redevelopment 

Authority 


By: 


Stephen  Coyle,  Director 


RUGGLES  CENTER  VENTURE 


By: 


KINGSTON  BEDFORD  JOINT  VENTURE 


By: 


PARCEL  18  TASK  FORCE 


By: 


CHINATOWN  NEIGHBORHOOD  COUNCIL 


By; 


i 
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APPENDIX  11 
LIST  OF  ANTICIPATED  ZONING  REQUESTS 


i 


I 

i 


Anticipated  Zoning  Requests 

None.   Pursuant  to  Section  40-8.5  of  the  Boston  Zoning  Code, 
where  conflicts  between  an  approved  Development  Plan  and  the  rest 
of  the  Boston  Zoning  Code  occur,  the  provisions  of  the  approved 
Development  Plan  govern. 


4 

i 


APPENDIX  12 
DIMENSIONAL  REQUIREMENTS 


I 


Dimensional  Requirements 

An  asterisk  (*)  denotes  noncompliance  with  the  specific 
dimensional  requirement  set  forth  in  Article  40.   However, 
pursuant  to  Section  40-13,  One  Lincoln  Street  will  comply  with  the 
Boston  Zoning  Code  and  no  exception  will  be  required,  if  One 
Lincoln  Street  is  consistent  with  an  approved  Development  Plan. 
All  the  figures  set  forth  herein  are  approximate  and  are  subject 
to  change  as  a  result  of  changes  to  One  Lincoln  Street  made  in 
accordance  with  design,  environmental  and  other  development 
review. 

a.  Height 

Allowed  as-of-right:    465  feet 

One  Lincoln  Street:    Approximately  465  feet 

b.  Floor  Area  Ratio  ("FAR") 

Allowed  as-of-right:    14.0 

Proposed  FAR:   The  gross  floor  area  of  One  Lincoln 
Street  for  FAR  purposes  is  approximately  952,000  sq.  ft.   The 
area  of  the  lot  as  such  term  is  defined  in  Section  2-1  of  the 
Boston  Zoning  Code  ("Lot  Area")  is  69,250  sq.  ft.   The  area 
of  the  entire  PDA  ("PDA  Area")  is  74,082  sq.  ft. 

The  FAR  for  One  Lincoln  Street  is  computed  thus: 

Gross  Floor  Area  _  952,000  _  13.75 
Lot  Area       69,250 

Gross  Floor  Area  _  952,000  _  12. 85 
PDA  Area         74,082 

c.  Street  Wall  Continuity 

Required  for  each  street:    80% 

One  Lincoln  Street 

Kingston  Street:  100% 

Bedford  Street:  100% 

Lincoln  Street:  100% 
Essex  Street:  0%* 

The  Street  Wall  on  Essex  Street  is  not  aligned  with  the 
existing  88-100  Kingston  Street  Building  due  to  the 
anticipated  widening  of  Essex  Street. 


d .    Recesses  Above  Second  Story 

Maximum        Maximum  Aggregate 
Depth  (£eet)       Surface  Area  (%) 

Limits:  15  20 

Maximum        Aggregate  Recessed 
Depth  (feet)       Surface  Area  (%) 

One  Lincoln  Street 

Kingston  Street:  10  44* 

Bedford  Street:  10  38* 

Lincoln  Street:  4                2 

Essex  Street:  3  9 

The  recesses  above  the  second  story  are  calculated  as 
follows : 

Kingston  Street: 

Aggregate  Surface  Area  of  Street  Wall  16,897  sq.ft 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (100  Feet) 

2'-0"  setback  3,049  sq.ft 

5'-0"  setback  1,962  sq.f- 

7'-0"  setback  1,259  sq.ft 

9 '-6"  setback  1,135  sq.ft 

Total  recessed  above  second  story                 7,405  sq.ft 

Percent  recessed  above  second  story: 

Total  Recessed  Area    _   7,405  _  ,,„ 

~  4  4  % 


Aggregate  Surface  Area    16,897 
Bedford  Street: 
Aggregate  Surface  Area  of  Street  Wall  20,382  sq.ft 
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Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (100  Feet) 

2'-0"  setback 
5'-0"  setback 
7'-0"  setback 
9'-6"  setback 
Total  recessed  above  second  story 

Percent  recessed  above  second  story: 
Total  Recessed  Area    _   7,611 


Aggregate  Surface  Area    20,382 


38^ 


3,404  sq.ft 

1,745  sq.ft 

1,366  sq.ft 

1,094  sq.ft 

7,611  sq.ft 


Essex  Street; 

Aggregate  Surface  Area  of  Street  Wall 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (70  Feet) 

2 '-6"  setback 
Total  recessed  above  second  story 

Percent  recessed  above  second  story: 

Total  Recessed  Area    _   1 , 112  _ 

9  "3 

Aggregate  Surface  Area    13,556 


13  ,  556    sq.  ft 


1,112    sq.ft 
1,112    sq.f' 


Lincoln  Street: 

Aggregate  Surface  Area  of  Street  Wall 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (70  Feet) 

3'-0"  to  4'-0"  setback 

Total  recessed  above  second  story 


8,111  sq.f 


163  sq. f 
163  sq . 1 


Percent  recessed  above  second  story: 

Total  Recessed  Area    _   163 
Aggregate  Surface  Area    8,111 


=  2% 
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street  Wall  Height 

Maximum  Allowed    One  Lincoln  Street 

Kingston  Street 
Bedford  Street 
Lincoln  Street 
Essex  Street 

Sky  Plane  Setbacks 

Required  Above 
Street  Wall 
Street  Height One  Lincoln  Street 


100 

100 

100 

100 

70 

70 

70 

70 

Bedford  Street 

25' 

110' 

Essex  Street 

5' 

0'* 

Kingston  Street 

35' 

130' 

Lincoln  Street 

5' 

0'  * 

77%  of  the  facade  on  Essex  Street  between  Street  Wall 
Height  and  155  feet  is  set  back  between  0  feet  and  2.5  feet 
23%  of  such  facade  is  set  back  17.5  feet  or  more. 

60%  of  the  facade  on  Lincoln  Street  above  Street  Wall 
Height  and  155  feet  is  set  back  between  0  feet  and  2.5  feet 
40%  of  the  facade  is  set  back  17.5  feet  or  more. 

Required  Above 
155'  (Total 
Setback  from 
Street  Street  Wall)      One  Lincoln  Street 


Bedford  Street 

50' 

110' 

Essex  Street 

5' 

2.5'* 

Kingston  Street 

75' 

130' 

Lincoln  Street 

5' 

2.5'* 

45%  of  the  facade  on  Essex  Street  between  155  feet  and 
295  feet  is  setback  between  2.5  feet  and  5.0  feet.   55%  of 
such  facade  is  setback  17.5  feet  or  more. 
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72%  of  the  facade  on  Lincoln  Street  between  155  feet  and 
295  feet  is  setback  2.5  feet.   28%  of  such  facade  is  setback 
17.5  feet  or  more. 

Required  Above 
295'  (Total 
Setback  from 
Street  Street  Wall)      One  Lincoln  Street 


Bedford  Street 

100' 

110' 

Essex  Street 

15' 

3.5' 

Kingston  Street 

125' 

130' 

Lincoln  Street 

15' 

2.5' 

Pursuant  to  Section  40-13.3(6),  sixty  percent  of  the 
horizontal  length  of  a  facade  may  violate  the  setback 
requirement . 

1%  of  the  facade  on  Essex  Street  above  295  feet  is  set 
back  3.5  feet.   99%  of  such  facade  is  set  back  17.5  feet. 
Because  up  to  60%  noncompliance  is  permitted  above  295  feet, 
the  setback  complies  at  this  level. 

47%  of  the  facade  on  Lincoln  Street  above  295  feet  is 

set  back  2.5  feet.   53%  of  such  facade  is  set  back  17.5  feet 

Because  up  to  60%  noncompliance  is  permitted  above  295  feet, 
the  setback  complies  at  this  level. 
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APPENDIX  13 
LIST  OF  ANTICIPATED  PROJECT  PERMITS 


Tentative  List  of  Anticipated 
Local,  State  and  Federal  Permits 
(other  than  zoning) 


PERMIT 

Site  Assembly 

.OCAL 

Itreet  Discontinuances 

,ot  Consolidation 

iTATE 

ermission    to   Build 
'n  and  Over   Property 

uilding   Permits 

OCAL 

emolition  Permit 

pproval  of  Demolition 
nd  Construction  within 
00  feet  of  Park 

uilding  Code  Variances 

uilding  Permit 

rcupancy  Permit 

3rmit  for  Maintenance 
-  Fire  Protection 
juipment 

irmit  for  Safe  Access 
)  Site  by  Fire  Depart- 
(nt 

■■rmit  for  Welding  and 
.  tting  Equipment 


AGENCY 


TENTATIVE 
APPLICATION  DATE 


Public  Improvement  Commission 
City  of  Boston 

Department  of  Public  Works 


Jul/Aug,  1989 
Jul/Aug,  1989 

Oct/Nov,  1989 


Inspectional  Services  Department   Oct/Nov,  1989 
Parks  and  Recreation  Commission    Oct/Nov,  1989 


Board  of  Appeal 

Inspectional  Services  Department 
Inspectional  Services  Department 
Boston  Fire  Department 

Boston  Fire  Department 

Boston  Fire  Department 


To  be  determined 
Oct/Nov,  1989 
May/June,  1992 
Oct/Nov,  1989 

Oct/Nov,  1989 

Oct/Nov,  1989 


PERMIT 


Building   Department 
Approval   of   Fire   Safety 
Equipment 


AGENCY 


Boston  Fire  Department 


TENTATIVE 
APPLICATION  DATE 

Nov/Dec,  1989 


Traffic  Permits 

LOCAL 

Alteration  of   Traffic 
Signal 

Transportation  Access 
Plan 

:urb  Cut   Permit 

5TATE 

:urb  Cut   Permit 

'arking   Permits 

-OCAL 

lotification  re 
limination  of  Public 
arking  Spaces,  Parking 
reeze  Permit  &  Exemption 
rem  Parking  Freeze  for 
enant  Spaces 

ermit  to  Erect  &  Main- 
ain  Parking  Garage 


license  for  Storage  of 
ilammable  and/or 
<plosive  Materials 

'?rtificate  of  Regis- 
ration 


Department  of  Public  Works 


Oct/Nov,  1989 


Boston  Transportation  Department   Aug/Sept,  1989 


Public  Improvement  Commission; 
Department  of  Public  Works; 
Department  of  Traffic  and  Parking 


Department  of  Public  Works 


Boston  Air  Pollution  Control 
Commission 


Boston  Committee  on  Licenses, 
a  division  of  the  Public  Safety 
Commission 

Boston  Committee  on  Licenses,  a 
division  of  the  Public  Safety 
Commission 

Boston  Fire  Department 


Oct/Nov,  1989 


Oct/Nov,  1989 


Aug/Sept,  1989 


Oct/Nov,  1989 


Oct/Nov,  1989 


Oct/Nov,  1989 
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PERMIT 


Sewer  Tie-in 


AGENCY 


TENTATIVE 
APPLICATION  DATE 


LOCAL 

Sewer  Tie-in 
Approval 

STATE 


Boston  Water  &  Sewer  Commission;    Oct/Nov,  1989 
Boston  Board  of  Health 


Sewer  Connection 
and  Extension  Permit 


Industrial  User  Permit 
or  letter  waiving  same 


Department  of  Environmental 
Quality  Engineering  -  Division 
of  Water  Pollution  Control 

Massachusetts  Water  Resources 
Authority 


Oct/Nov,  1989 


Oct/Nov,  1989 


Historical 


STATE 


Historical   Commission 
Sign-Off 


Massachusetts   Historical 
Commission    ("MHC") 


Aug/Sept,    1989 


Environmental 


STATE 

MEPA  Compliance 


Fossil  Fuel  Utilization 
Permit 


Executive  Office  of 
Environmental  Affairs 

Department  of  Environmental 
Quality  Engineering 


-lassachusetts  Contingency  Department  of  Environmental 
^'lan  Waiver  Quality  Engineering 


Aug/Sept,  1989 


Oct/Nov,  1989 


June/July,  1989 


)ther 


I'ermit    for    Sign,    Awning 
toed,    Canopy  or   Marquee 


Department   of   Public   Works 


Oct/Nov,    1989 
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APPENDIX  14 
ENVIRONMENTAL  MATERIALS 


A.  ENVIRONMENTAL  NOTIFICATION  FORM 

B.  CERTIFICATE  DATED  AUGUST  8,  1985 

OF  THE  SECRETARY  OF 
ENVIRONMENTAL  AFFAIRS  ON  THE 
ENVIRONMENTAL  NOTIFICATION  FORM 

C.  LETTER  DATED  OCTOBER  24,  19  88  FROM 

AUTHORITY  TO  STEPHEN  DAVIS 

D.  CERTIFICATE  DATED  JUNE  6,  1989  OF  THE 

SECRETARY  OF  ENVIRONMENTAL  AFFAIRS 
ON  THE  DRAFT  ENVIRONMENTAL  IMPACT 
REPORT 


APPENDIX  A 

COMMONWEALTH  OF  MASSACHLSETTS 

IXECL'TIVE  OFFICE  OF  ENVIRONMENTAL  AFFAIRS 


V.    I 


ENVIRONMENTAL     NOTIFICATION     FORM 


suMMAirr 


1.  Prum  ^' —     ^J^o«ton-Bedford/gai«x  St. 


AddrtSS  Bc«ton  Cltv  tUll 


EOEA-^i^to_ 

T0WN^^2 

:i 

J^?££^  Contact 

Pe 

(72^^830) 

Do    Qoc    vrl:t 
this    sz* 

c  t 

Bo«i-nn.    M&      n??m 


B.    Pr»it«i  0«*crf9ifen:  (Giv/Towfi(«) 

I.  L>cM<»«i  wtiMn  dty/te«<i  or  nre«t  addrtM 
Eas«3c   St. 


Bo  ton 


Bedford  *nH  T^n^.^^^  q^.   ,^>,  140 


Spring  T^fl 


A.— «.r^i  67. s  -  iQg  >1m^»» 


Ctfrr«M  SiMMa  o^  Prof«o  0«i«n:    5   t  Com 


«••.  (S  wwiai%  «M  back  at  thi»  m««  m  c•mf^m9  1— iwnry). 
Th«  KlBarton-B«dford  Ess«x  Str««t  dav^lopaant  project  envisions  the  redevelootn? 
of  tvo  City-o*med  |i«rcel«  located  in  the  financial  district  of  downtown  Boston 
for  e  major  general-use  project  to  include  office,  retail,  hotel  and  residentia 
uses  in  either  one  or  two  mid-or  hioh- rise  buildings.   A  landscaped  public  cla: 
offering  street  life  and  pedestrian  aaenities  say  be  forved  by  the  closure  of 
Col»»bia  Street  to  vehicular  traffic.   The  existing  Kinoston-Bedford  oaraoe 
structure  would  be  dsBolished  to  acLiasiaiiste  this  new  development. 

At  the  present  time,  three  alternative  nassino  options  are  under  consideration 
for  the  .uswsrcial/off ice/hotel/residential  development  in  the  two  buildings 
thit  could  be  developed  on  the  site.  Maximum  heights  under  consideration  ranqe 
from  155  to  250  feet  on  the  Essex  Street  parcel  and  250-400  feet  on  the  Kinastc 
Bedford  parcel.   In  no  event  will  the  total  cross  footage  exceed  900,000  scuare 
feet  for  both  buildings.   In  addition,  public  parJcina  for  an  estimated  600-R50 
cars  would  be  provided  on  the  sites. 

The  Kingston-Bedford  garage  parcel,  located  at  the  comer  of  Kinoston-  and 
Bedford  Streets,  is  approximately  27,426  square  feet  in  area  and  currently  is 

occupied  by  a  750-car  mechanical  garage.   The  second  oarcel  -  140  Essex  Street 
is  a  20,757  souare  foot  parcel  improved  with  an  asphalt  parking  lot  for  "B   car: 
The  parcel  is  bounded  by  Columbia,  Essex,  and  Lincoln  Streets  and  abuts  the 
historic  Bedford  Building. 

(continued  on  back  page.) 

C'fiici  of  iliii  in.iy  *5«  obi.Tinttf  'rom: 

N'jm«-     P-ichard   a.    "«»rr>n< r-f-n  Ayr-ifv  _Bp.sjon_BedeveloDrieiii.wlut.^Qri.i:^ 

vrt^,,„.    Boston   Citv   Hall.    Boston.    "^A      02201 P'-^ne  \o.  12 2.-J.3 OCj_ii.-J 


-i'.s    Is   \''   ::'.pcsT\NT  'lozizi.   ::*'.>'.i:;t   ?ir::3   is   limitid.       ^n 

Tot    In::r-^3::on.     :all  .il')     *:--33:0 


!CingsT:on-B«dford/Es3«c  Stre«t  OevelopiB«nt  -  Project  De»cription  (continued) 

Th«  proposed  project  sitei  are  adjacent  to  Chinatown,  one  of  Boston's  most 
unique  residential  neighborhoods.  Chinatown  houses  one  of  Boston's  oldest 
neighborhoods,  and  a  thriving  econony  and  culture. 

It  is  the  intent  of  the  Boston  Redevelopment  Authority  to  prepare  a  Draft 
EnvironeMntal  lapect  Report  evaluatiaq  the  altematire  development  concepts 
under  consideration  for  the  Kingston-l^dford/Zssex  Street  parcels.   Following 
public  review  of  this  OKaft  EIK,  the  Authority  will  issue  a  Reouest  for 
ProDosals  wtilch  will  lead  to  the  eelection  of  one  or  aore  developers  to  inplemer 
the  pro^raa.   A  fin«l  EIX  will  be  prep«red  by  the  chosen  develop«r(s) . 


The  project  will  be  reviewed  by  the  Chinatown  M«ighborhood  Council.   The 
SUA  will  rei,ii,—siii!  that  the  Council  achic^re  as^i—  input  froa  the  diverse 
organizations  action  in  Chinatown,  including  the  Chlneee  Consolidated 
BaneTcleat  Aaseciation,  tiM  iatit»ti— al  entitiaa  ttet  are  in  tha  area, 
including  but  not  liadtad  to  tbe  Maw  Cik^laad  Nedieal  Cantar,  the  Downto%m 
Crosein?  Aaaeciatioe,  Caatar  City  Taak  rarea,  Tha  Boaton  Preearvation 
Alliamce,  rapresantativae  froa  the  Laathar  District  and  the  Theater 
District.   In  addition,  the  council  should  invite  the  participation  by 
institutions. 


Tha  Boston  Badaralopaaat  Authority  undarstands  "project"  in  this  oontcxt 
to  aaaa  tha  totality  of  piAlic  policy  foals  aad  objactivas  (ewieratad  in 
Sactioa  ZV  A)  and  the  ovarridin?  okjactiva  of  —  laliliwj  comanity  banefits 
and  ainiaisin^  adversa  iapacts.  This  position  is  taken  bacausa  of  our 
undarstaadiAf  of  tha  critical  relationahip  betwasn  atet  will  aaka  this  a 
90od  pre j act  and  what  will  ba  good  far  tha  coaaaaity.  la.   oar  undarstanding 
thay  are  tha  ssim  things.   An  opan,  fair,  public  process,  econcaic  participation 
by  the  local  coaarenity,  and  sansitive  urban  design  are  critical  to  the  success 
of  this  project. 


The  develepaant  of  this  parcel  will  ba  linked  to  the  davelopaant  of  Parcel 
18  in  Roxbury  under  the  City's  Parcel- to-Parcel  Lin)cage  Prograa. 

A  separate  EIR  will  be  prepared  simultaneously  for  the  Parcel  18  project. 


(  »v  riii>  r'>j«.'  '"  C'liipK-n.'  N.4fi.i(ivp.  i(  ncfif»».irv- 
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Thi«  project  l«  ott«  which  1«  c«e«f •rie4ll7  laclud«d  tad  cht 
4uto««ele*llT  r«^ttir««  pr«f«raei«a  •£  •■  l«viroQ««oe«i  lapa 
tteojrc    :         TIS  X  SO 


c: 


0.    itt^mmiiCtmpima 


th 


Titfm 


1.  Cltvck  thuM  trraa  which  «o«W  b«  important  to  wiiw  in  tH« 
This  ln(erma<iMi  \t  Impi^rrMM  m  Him  itfiiiWowc  ar«ai  •( 
ordsr  to  cxpv^c  onaiysu  ^nd  rvv^vw. 

Cmmuvc- 


Impacts 

1  Smc«  4  R«cr«ai>a« _^_^_^ 

jnc»< ,^___„ 

.ikMiiw^jicoi ..^^.^_ 

•rut  A  U'ilJIif* 

,;«iion.  Tretfj .^__«_ 

r  Hicluyicil  Sysiciiis __^^^ 

r  J 'A'cil.md* .  _     _ 

•  i.il  Wcil.indsor  Bcitl^O    ...  .__  ..^ 

kI  I  l.u.iiil  .Afi.'4$ .^^____ 

uicali.  >  iaiorjouj  Subcianccs. 

li'lh  !{iki(  Oi)Craii(j«« — -^.^ 

)  'jiciiiy  (liikiui)lc  .Ar«.i# _  _.^_ 

'.litural  Land _    ..     _ 

'•(Specify) 


J( MiMrai  RasMrcM 

JL_£Mr«y  U«« 

JL \VaMr  Su4iftiy  &  Um 

\H»iA!r  (*on)iiion 

Air  Puiluiion. 

.Nm«« 

Traiflc 

___  _SwtMl  VV.mt 

.\L-SllMfttC9 

Wifid  and  SUodow 

K,         Gea^lh  Impacts 

Cuniiiiuniiy.Huinini^  4nd  il>*  BmlC 
_.  [iiiviroiiiiicni 


f^ttirtd  for 

aa  frhf  m 

Construc- 
tion 
Impacts 

this  projcc:. 
pcinbiM.  in 

Lon9 

Term 

Impacts 

X 

X 

X 

X 

X 

X 

X 

X 

X 

X 

X 

X 

X  . 

X 

X 

2.  L:>i  ilic  ali«rn,iiti.c>  ulucli  '..oiniijiilij  LjMSidcr  tj  lie  fc.Tjibk'  n  the  cc^i  in  tin  i»  rcqui.'cd. 


•|     1.   Alternative  project  massinqs  and  scales 

2.  Alternative  oroject  uses 

3.  Alternative  project  phasings 
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p.  3 


lfY«».£Oe.A.N« EOCAAcnon? 


F      Oo«  thi»BfOf«ct  f«iJ  und«Tth«iun»d<c:iofiofNEPA?     Yes. 
If  Ym.  which  F94tT»i  Af«i»«v? 


NEPASciius? 


G.    List  th«St«i«  or  Ftdcrplaf«nc:«bvin  which  p«rmia  will  b«Mufhc 

Afancy  N««m  Typ«  o(  fvmit 

Massachusetts  Division  of  Water  Pollutimt  S«war  Connaction  Permit 

Control  (DEOi:) 

Metropolitan  District  CoasLission  Industrial  User  Permit 

Boston  Landaarks  Co^aiseion  Determination  of  Effect  Historic 

Properties 

Boston  Redevelciysnt  Authority  Laad  Disposition  Agreement 

H.    WTO  an  Or4m  s/Csntf  Hens  te  mwire^  ii4«r  dx  pr  i  islMw/theWiiNsiiii  Kwtcrtee  Act  (Chap.  131.  S«enon  401? 

Ysi Ne«2L_ 

OtQt  f  lis  9e. ,   if  appUeaJBler 
1.     Lw  cht  atewriei  hw  which  the  prefeiwirSgTm  leswdsi 


nt  Action  Grant 
t  Action  Grant 


Executive  Office  of  Co^eunitles  and 
Develgfsnt 


U.S.   Oe^axtaent  of  HotaelA^  and  U 
DeveloisMnt 


pno  JECT  Doaamon 

A.  Includs  Ml  artfteal  r^ill  laA  ar  larf«  isrtse  sf  tHe  Mesi  recsM  U.S.C.S.  I:24.aM  *cai«  tofo^rsyhic  map 
with  the  prejsct  area  loeartee  and  boeedariss  dserty  iheiwn.  twduds  iiiiWttpU  naps  If  necHtary  for  lar 9<  proc 
fcts.  Incieds  9(h«  maps,  dia^aflw  ar  acrlel  plMMa  i  the  pre^ea  eaanet  ba  dearly  shewn  at  U.S  G.S.  icaic.  If 
«wailaWa.  attach  a  piae  ihaich  a/  tiM  prapeae^  preisaL 

B.  ^'*'«  >«■«!  »>«■  «f  wpwja^'       1-1   acres 

Estimaia  th«  numbar  of  aeras  (te  (ha  n^mntt  L/IO  aera)  diractly  a/factad  that  art  currently: 

1.  Dtveiopad    iiiaeras  4.   Floedpiain    ac.-«s 

2.  Optn  S pact.' Woodlands/ Racraatiea   _^  acraa  5.  Csaatai  Araa    acrn 

3.  WttlaAda _^_  acras  ft.  Frodwctivt  Rtsour caa 

,  Afric«dtiira •€:« 

'  Faraatry    ^_  »cT<ts 

1  .M^narai  Products    ^crea 

* 

C.  Provtdt  the  roilowing  dimtnsions.  if  applicant: 
Length  m  milas  _IJ^_  Numbtr  of  Housing  L'nits  JiA_  Numbar  of  Sioncj  t£ll2 

Existing  !mm*di«tt  Incrtast  Out  -o  r*-;,.ec: 

Numbtr  of  Parking  Spacts 81"^  0*17 

Vehiclt  Trips  to  Projtct  Sita     i 1  ,  ft?^  n-7A 

is:t?iacad    VahlcLa    Trips    sast:    prajacc    si:t      21,000  ROO-1.300 

'     !f  'ht  propojed  pro|fct  iiil  rtquirt  any  ptrmit  for  scent  to  'ccal  ar  »iat«  higlivtays.  ?i*3$*  juach  a  5«o'ch 

sliouLing  tht  location  of  tht  propojtd  driv«w«v!»>  '"  f fiction  to  tht  highway  and  to  iht  gcrnral  iie%«l'^p"wi  ;  if.: 

dcntif^ing  all  local  and  ttait  highways  abutting  iht  d«v«!opm«n«         :  and  indicating  ;h«  '>umb«r  -}!  'jn»5    ,'v.  e- 

mcni  .kidih.  mtdian  stnpt  .^nd  adjacent  drivtways  on  «ach  abutting  Highi*iay.    and     inaica:.*?     '"■* 

d:s:anca    zo     :lia    naaras:     ir.  carsaciion.  22 

^Vb^'^'ih'ei  '^ufr^^  cuts  will   be  determined  during   schematic  desian   phase  o''    ':he 
mgs. 


•;i4 

k5SESSME.NT  CF  POTENTIAL  ADVERSE  ENV1R0NME.NTAL  IMPACTS 

InstrueiienM:  Co««d«'  direct  an^  indlrtet  »dv«n«  impacts,  indudifif  tho*«  *n»n^  tnm  g«n«ril  con«truc:ion  and 
op«r«tion».  For  every  •*wv  cxyUjn  *hv  tigniftcant  advtrM  imMc:  is  contidtrtd  Iik«Jy  or  unliktly  to  resuJt. 

Ai«o.  ttatt  ±t  j«Mre«  e^  informMien  or  o«har  bMif  (or  the  MMw«rs  iU9Pii«d.  If  tht  »oarc«  of  the  information, 
in  wrt  or  tn  fuiL  i«  not  liMsri  in  th«  ENF.  tht  pr«9«r^  oAc«  wM  b«  aMuni«4  to  b«  tiM  mwm  of  th«  infoftrvatjon. 
Such  cnvirenifMntai  \nform»timm  »hcuid  b«  acqulnd  at  ttait  in  p«t  iy  Add  irnpaciiim. 

L    Op«n  Sp«ct  and  Rcervatiwi 

1.  Might  th«  pr9f«ct  ailact  th«  eon^ltton.  um  or  aeean  to  any  apan  ipact  and/ or  mjwiiin  •r«a? 

Yaa N«      Y 

EzpforMften  an4  5o<irca: 
NO  racraation  or  public  opon   ^Mca  u.a.  currontlv  «tiat  on   aita.      Cov«:*i 

Colu«bi«  straat  aze   pl«n«od  to  b«   i»con»r,tod   into  tha  propo«*i  dovalon— nt 

th.  Beaton  Radavalopa^nt  Authority,   will  b«  cr-tad  adj.c.nt  to  tha  ait.r  as 
will  public   lobbiaa,    arcadaa,   and  atria  within  th.  two  building,.      T^a  pr;iect 
is«p«cted   to  b«co^  an  actira,   public  araa  with  app^ling  public   spacas  and 
»tmm  op«n  apaca. 


Hlaurk 

1.  "'if rTnrrr  nniriii  tfhiriirlr  liiiiltiaanln  iffwiadKi  Jij  , 

?;*i^°«!;^  *!*!   ^'   ^"^^""^  adjacent  to  the  hitoric  iedford  Building  at 

ll^l\,f  ^••'^  ^  **"""   ^^   "^"^   ^'^  ti»  Proctor  Building    (100 

?^^f«^TM?*  ""^  f;*^^**  '''•^  '^  CO— rcial  Palace  hitoric  di.tricts. 

^^!^     p?  ^^^'^^  f   ^^•***  '^  ^  »..~cho.ett.  a«d  Itetional  Regi.t.rs  of 

^«ni,!,  ir^;  ^  "^^  '*'°**"  "^  ''^=**  ^'—^  building,  are   li.t^l  on   the 
naaaachusetts  Regiatar*. 

Beaton  Landmurka  Co^aisaion 

2.  Mtfte  any  archaeefaiiql'UU  oa  aHHiPB  P»  uie  pre)»er.-    faa Hp- 

EzpfoftotJon  and  Scurea: 

According  to  the  City  Archaeelogi.t,  there  i.  a  poaaibility  that  the  two  sites 
could  contain  ^cha^logical  reaourcea.   Therefore,  an  arcLeologicIl^r^eJ 
will  be  recuired  prior  to  conatruction  of  the  proposed  project. 


'••  Ecological  EfTtcts 
1.  Might  tht  projtct  signflcantly  affect  fiiherita  or  wiidlife.  especially  any  rare  or  endangered  speciea? 
,      Y« No  _X 

Ejp'anori'on  ond  Source: 

The  project   sites   are   located  within   the  midst  of  a  develooed  urban  area 
supporting  no   fisheries,  wildlife    (save   the  'obiouitous  pioeon) ,    or   endanoered 
species. 

13 

Massachusetts  Natural  Heritage  Program 
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(CjTTTTiMfl  t9«rQam«ic  fHtfnb«r  of  m«<wfl  tr»«s  :o  ^  rtfwov^d:  ^  ' 

£xp/an«(i9M  «t4  Sourer 

The  project  sites  are  developed  urban  parcels  and  are  devoid  of  any 
vegetation. 


1  M1«|R 


The  project  sites  are  not  located  within  a  flood  haiArd  area  nor  are  thev 
adjacent  to  any  inland  or  coastal  wwtland. 

Federal  E^iMrgency  Manageewnt  Agency  flood  Insurance  Rate  Map  'Panel 
#2502860010C,  April  1962) 


•t  tiM  ps«f«e  ate.  iemmtrmum  or  '.n  nttrb^  csaara 


Tb«  project  sit««  are  inland  site«  aad  are  not  located  .-v*ar  any  shcreli.-.e  cr 
coastal  area. 


S.  Mlfht  the  prefect  Invehre  other  ge»io8leai)v  unetaMa  areas?     Yes  .^__     Ne     X 

The  project  sites  are  part  of  the  original  Boston  peninsula.   Available  soil 
borings  in  the  vicinity  of  the  sites  indicate  subsurface  soils  consisting  cf 
fill  material  over  strata  of  clay  and  sand  and  gravel  (alacial  till) . 
Existing  conditions  would  not  b«  considered  geologically  unstable. 

Boston  Society  of  Civil  Engineers  soil  data. 

0.    Hazardous  Subexances 

1.   MJahi  !hc  ?fOj««  Involve  the  use.  Tansponation.  storage.  rc^eaM.  or  diipoial  o(  ?ot«nt:«i!y  '•.azar-3us 
iub«tanen? 
Y««_X No 

Explanation  and  SourcK 

The   par!<ir.q   garaoe  will   entail   the   storage  of  autcmobiles    cor.^ir'.inc   ::asclir.e. 
No   other   potentially  hazardous   substances   are   expected   to   be   stored   cr.-site. 
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L    RMourciC»M«rv«tien  andUM 

I.  .Mifht  th«  vr«r«ct  afftet  or  diimnMc  land  Mit»M«  for  t^cuhvni  or  ferwtry  produciien? 

Y« .NoJi 

(Oncnta  «iy  proMm  sfiioiinrai  l«nd  um  and  farm  vuna  aAact«d.) 

£zp/anatio«t  and  5«uree 

The  project   sitas  ara   Icxratad   in  th«  aidat  of  a  davalop«d  urban  area 
and  do  not  aupport  any  agricultural  or   fora«try  production. 


2.  M(^  th«  proMct  HfO^ 
laod  k  irvM.  oraa)?    Yaa 


th« 


af  wtwarai  or 


raseureaa  (e.g..  oiC  coai. 


Ex^/' 


andSetrea: 


No  mining  activitiaa  occur  in  th«  vicinity  of  tha  pro j act  sitas. 


1  MmKdM 


(rf 


rasnltlaamrl 


«.  daacrtba  pltaa  tor  canscnHiif 


r?  ^. 


Na. 


Tha  proposed  project  will  result  in  increased  energy  consiimption  over  the 
current  uses.   The  proposed  boildiAgs  will  ijKcrporata  en«r«ry-af ficiant 
design  standards  and  will  aeet  the  requirasants  of  the  Massachusetts  Energy 
Code.   Energy  also  will  be  conm^Md  for  the  construction  of  the  project. 


F.    Water  Quality  and  Quantity 

I.   .M!«ht  tha  projact  roauit  i«  «ifw<tciwt  ehan^ea  ia  drsina««  paitaraa?     Yas  ^.,._ 

Explanation  and  ScurcK 

Because  the  site  is  fully  developed  and  coaplataly  impervious,  the  proposed 
redevelopment  is  not  expected  to  result  in  increased  runoff  or  change  in 
drainage  patterns. 


2.  Might  th«  projce:  result  in  tha  introduction  of  pollutants  into  any  of  tha  following: 

(a)    Marina  Wattn Ya« No  _X 

lb)    Surfaet  Fr«»h  VVaiar  Body Vm No  _X 

(c)     Ground  '.V.itar Yes No  _X 

Explain  typts  and  quantitits  of  pollutants. 

The  project  will  result  in  no  direct  discharge  into  marine    or  fresh  water 
bodies.   Sanitary  sewage  will  b«  conveyed  to  the  Mtx:  treatment  facilitv  at 
Deer  Island  and  ultimately  discharged  into  Boston  Harbor.   Storm  runoff 
will  be  conveyed  via  local  sewers  to  the  East  Side  Interceptor  and  therce  to 
the  Harbor.   Due  to  system  deficiencies,  there  are  freouent  (ificurences  of  wet- 
weather  combined  sewer  overflows  into  the  Harbor  and  Fort  Point  Channel. 
Reconstruction  of  the  East  Side  Interceptor  should  sianif icantlv  reduce  the 
frequency  of  overflows. 
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3 .  Will  rt»«  pr«i«ei  tOT«r»<t  titHmry  !•«•««?     Y«  _i .N« 

If  Y«.  Qu««l«v:  *  g«llorw  9«r  d^y 

Oi»po««i  ^  i«i    QnUtt  »«9iie  lytttmt Ym No  _L 

(b)    PuWk  M%»rraf«  system* Yt«     ^  No 


*33,500   -    67,QGa  g«llon«,    d«p«ndinq  on  d«T«loB««nt  option 
Tltl«   5,   Massachusetts  Envirnn— ntal  Cod«    (S—ij<  Flow  Estiaatcs) 
4.  ^4mw  dM  pro^aex  rssHtt  In  wi  Ingiasi  Is  p«v«ri  sr  inparrtaaa  lartoca  tnm  m  miniim  rm.9inimi  m  an  imper- 


Th«  project   is  not   located  orer  an  acqnifar  reco^ized  as  a  present  or 
future   source  of  water   supply. 


S.  Is  tlie  prefect  in  the 
Y« Ne 


Mo  public  or  private  drinkinf  walla  are   loeatad  in  tlM  City  of  Boetoa.     The 
City's  water   is  sti^liad  by  the  MMWk/lSC  froa  the  QoAbbia  Rasei-roir   in  wester: 
Massachusetts . 


i.  >afiHtlie 


*3S,S25  -  77,Q50  gallons,  dapanding  on  davalopiant  option 


Sanitary  sewage  -»-15% 


7.  Does  the  freject  inveive  any  drcdfinf  ?     Yea  _^^_    Ne  . 

lf>W.li<iJia 

QaaMlty  e(  naterfai  ta  b«  ^»^^»d 
Q«taUty  o/ oMteriei  to  be  gtr»«*^ 

Propoaed  diapoaal  «<«— 


Propeaad  laaaon  of  year  for  '^"'H't 
Explanation  and  Source 

The  project  site  is  not  located  on  any  shoreline. 
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AirQaa^iiy 
I. 

0«cntMtv9«  «»^  «»*ir«t  «( any  fmiVttlim  mmimimi  fro<«  th«  pr«,«ct  m«.  J!Il.E£lJ!22L 


r  Qualify 
Hit*!!  ih«  fr»>«ci  dl««t  t)M  Mr  quaiJty  in  th«  roi«ci  araa  ar  tht  imm«di««dv  a^Jactm  wta? 


Short-term  air  quality  af facta  will  occur  during  construction,   particularly  dust 
ftaiaaiona     fro«  building  da«olition,    lita  preparation,   and   excavation  and  polluta: 
•auisaiona   fron  construction  equipment,     ••tting  of  tha  site  can  reduce  dust  eniss 
significantly.      Tha  addition*!  vehicular  traffic  ganarated  by  the  project  will   re: 
in   increasae   in  auto-ralatad  pollutants   in  tha  project  vicinity.      The  project  wii: 
b«  Bonitorad  to  an»ura  that   ia^aets  on  th«  adjacent  Chinatown  conaunity  >   one 
of  Boston's  Boat   special   ll— iiiiitf^;^  are  miniaizad. 
1  Are  tJiare  wm  ia»^»  ■  fcs»iar«  (e^  iMapHito.  MiMafa.  reaMewtal  sreaa)  wWcJi  >m<iM  be  ttfeeiid  by  any 

Ml?    >ta_x_     N« 


Land  uses  in  the  vicinity  of  tha  project  sites  are  largely  coaprisad  of  offices  ar 
coamarcial  facilities.   Th«ra  is,  however ,  h«avy  ped«atrian  traffic  in  the  area, 
particularly  along  Suaaar  Stra«t,  and  a  ahaltar  for  tha  honeless  is  located  on 
Kingston  Stra«t  near  tha  garsga  pareal.   In  additlo*,  tha  project  sites  are  adiace 
to  Chinatown,  Xasd  uses  i^aadiataly  adjolaiag  tha  site  are  largely  coaprised  of 
officaa  and  —ircial  facilities.  TtMre  is  h«aT7  padastrian  traffic  in  the 


iBB«diate  area.  A  shelter  for  tb«  haael#tf  is  loes'ted^ii  Kingston  Street  near* 

—    P*»-i—        (see   oyer) 


The  majority  of  tha'  trips   to  tha  prejact   site«    (75%  or  mere)    are  expected   to  be 
oade  by  nodes  othar  than  autcnobile    (sutoway,   bus,   walk,   etc.)      The   sites  are 
within  easy  w«lXing  distance  of  public  transpor'tation  facilities  at  South  Station 
anA  Waahiagton  Straat  and  to  eoHKitar  b«a  stop*.      la  aeeerdanca  with  City  policy, 
the  redaT«lop«r  will  ba  required  to  8iAad.t  an  Xcamam  Plan  outlining  aeasures   to 
■anage  auto  aceesa  to  the  project.        THa  ace«««  pltm  will  be  reviewed  with  the 
Chinatown     i— imity. 


I.  Mt^ht  the  proieg  reswte  ta  tfie  gswere^ee  ef  eetoe?    YesJS ^(e 

Etpianatlon  an4  S«vrtt: 

(Include  »«y  »o\»zn  oi mim  imin^  cammntetiom  or  o^eretlee.  ».«..  ti»fii»«  oheust.  pil«  driving,  erafno 

Short-ter»  noiaa  effacta  will  occur  during  tha  construction  period.   Noise 
attenuation  Beaaorea  will  be  required  to  reduce  the  noise  impacts  to  the  extent 
feasible.   In  tha  long-term,  sane  increase  in  consunitv  noise  levels  could  result 
from  tha  increase  in  area  traffic,  although  the  increaaes  may  not  be  readily  per- 
ceivable due  to  tha  high  aaibiant  Iwela  in  the  downtown  area.   Special  attention 
vill  ba  given  to  aaaaurea  to  aitigate  adverae  iapacta  of  noiae  on  Chinatown. 

2.  Art  th«re  «ny  f«nt.rtvt  rtctptorf  (t.j..  ho«pital«.  ♦chooli.  r«.dtnti«l  arcai)  which  *ould  b«  arfece-d  t!y  any 

-loiM  cau»«d  by  tht  proj«ct?     Ye«      v  No 

Eiplar.atlon  and  Sourei: 
Land  uses  in  the  vicinity  of  the  project  sites  are  largelv  comprised  of  office  and 
connercial  facilities.   There  is,  however,  heavy  pedestrian  traffic  in  the  area, 
particularly  along  Sumner  Street,  and  a  shelter  for  the  homeless  is  located  or. 
Kingston  Street  near  the  aarage  parcel.   In  addition,  the  prolect -sites  are  ad-ace.-.- 
to  the  Chinatown  community,  and  there  are  residences  on  the  upner  floors  of  nearbv 
buildings.   Mitigation  measures  will  be  imolemented  durino  construction  to  minimce 

noise  impacts  on  these  residential  uses.   Proposed  measures  will  be  reviewed  bv 
the  community. 
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S«lid  Waste 

1.  Ml^hj  tht  pfO(«ci  3»ner»««»«itd  wMtt?     S'«€       X        Na 

EM.mai*  tvp«  Md  jppro^.m.itc  amounii  of  -*n$i«  maienal*  'jcncraced.  s.-j  .  ^natmrial.  -.omesuc.  ^osp-m.. 
lc^^«9C  siuUft.  COfiMruetion  dcurit  from  3<moli*h«4  Krucmrcs.l 

Construction  of  th«  project  will  r««ult   In  th«  generation  of  debris  associated 
with  the  daoolition  of  the  garage  building  on   site,    excavation   for  building 
foundations  and   subsurface  perking,    and  the  conrtniction  of  the  new  buildinos. 
The  completed  project  will  generate  approximately  2.25  to  4.5   tons  of   solid  waste 
daily,   depending  on  the  developeient  options  ultiaetely  selected. 


Amthetici 

I.  .M^to<iiMpfejeae*ie«.c*»e..,«taaM,*.,,eJc*»ere<terWit»«prej.«iar«a.ri««w<r, 
YtsJi ne 

Expiaiattom  and  SotuxK 

The  project  will  replace  an  unattractive  garage   structure  and  an  open  parking   lot 
with  office  buildings  of  a  massing,    scale,    and  treatment  to  coaplooMnt   that  of 
neighboring  buildings  and  the  pattarn  of  snrroondiaf  streets  and  blocks.      In  order 
to  asaure  the  appropriate  design  ani  siting  of  the  project  in  relation  to  the 
Chinato«m  coamninity,    the  project  will  be  plaaiMd  aod  4eveloped  with  coaaunity 
participation  and  reriew.     The  Beeton  CItIc  Deeifii  Ce^isaion  will  reriew 
design  propoaala. 
L  An  rtwreaey  prepoeed  mwctvei  «liich  mifki  be  «eMSl4«feri  i««eM#a«iM«  wih  nNMiM)  A<^«ceni  i.nicturw 
in  (he  KtaMly  «■  tsnns  «<  sise.  phyticai  preperriee  and  $cal«.  or  (tyMteaat  ^Rsrtncss  m  \»m4  Mt? 

fiip^eneiieN  m4  S^uixk 

The  project  will  be  deraloped   in  accordance  with  teelgn  guidelines  and  an  extensive 
review  process  established  by  the  beeton  bede^Felovaent  Authority  with   input  by  the 
Boston  Civic  Design  CcHalssion.      Design  guideline*  will  eneore  that  the  massing  of 
the  new  buildings  will  reflect   the  proportiona  and  disMntions  of  the  historic   and 
characteristic  buildings   in  the  sorrovrnding  area,   particularly  those   in  Chinatown, 
as  well  as  ralate  to,  and  strengtlMm  the  city  •kyllme.     A«  noted,    the  Chinato«m 

->  "^S&C^m.^^^  will  nave  input  ana  reviiw  to  assure     appropriate  desian. 

J.  r^i^m  tn«  ^e;«et  impair  viMarAccai  to  waitrtroni  or  oih«T  scenic  arc*«?     Yej  ____     No     X 

Ejftlcnotio^  9n4  Source: 

The  project  is  not  located  near  any  waterfront  eurea  or  any  scenic  area.   A 
structural  setback  from  the  Kingston-Bedford  corner  will  be  recuired  to  preserve 
the  view  of  the  historic  Proctor  Building  from  rincston  Street. 


U'IikJ  and  Sh.viovv 

1.   ^^'C''"  it^e  P'oicct  cau^t  vmii  «Mri  shfldow  impacts  on /idjnccni  propertiej?     Yes JL.  .     ^o 

lL,\pliiniilioit  (tnti  Source* 

If  high  rise  buildings  are  developed  on  the  site,  wind  and  shadow  imcacts  on 
the  surrounding  area  could  result,  but  the  oroject  will  bedesinoed  to  miniirize 
these  effects.   Wind-tunnel  analyses  and  shadow  studies  will  be  included  in 
the  Draft  Environmental  Impact  Report.  Special  attention  must  be  given  to 
mitigate  any  negative  noise  impacts  on  the  Chinatown  conmtunity .,_ 
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IV.  Consistency  with  Present  Planning  (Continued) 

•  provision  of  opportunities  for  Minority  Business  Enterprises 

•  funding  of  cowmunity  development  activity 

•  increaaad  enploynent  of  City  residents 

•  creating  appropriate  urban  design  for  the  projects 

•  extensive  ccwmunity  reviaw  and  participation 


•  •M  M090MD  Pi 


KINOSTON-BEDFORD/ESSEX  STREET  DEVELOPMENT  PARCELS 


II 


<INGSTON-BEDFORD/ESSEX  STREET  DEVELOPMENT  PARCELS 


SCALE    I  25  000 


BOSTON   SOUTH.  MA; 

N42:5  — .v-;:c    -  5 
197C 


^^E^B|  Ox€CiUiv«    Office   o^  Onvtrcnmenta/  S^Mi(r:^ 


MICHAEL    S      DUKAKIS 
Governor 

JAMES     S      HOVTE 
SECWtTA 


"^SRTIFICAT!  OF  THE  SECRETARY  OF  ENVIRONMENTAL  AFFAIRS 

ON  THE 
ENVIRONMENTAL  NOTIFICATION  FORM 

PROJECT  NAME  :  Bedford  Kingaton/Essex  Development 

PROJECT  LOCATION  :  Boston 

EOBA  NUMBER  :  6132 

PROJECT  PROPONENT  :  Boston  Redevelopment  Authority 

DATE  NOTICED  IN  MONITOR  :  July  9,  1986 

Pursuant  to  the  Massachusetts  Environmental  Policy  Act 
(G.L. ,c. 30,s. 62-62H)  and  Sections  10.04(1)  and  10.04(9)  of  the 
regulations  implementing  MEPA  (301  CJ«  10.00),  I  hereby  determine 
that  the  above  project  requires  the  preparation  of  an 
Environmental  Impact  Report. 


The  Kingston-B«dford  Essex  Street  project  poses  an  exciting 

challenge  to  the  neighborhoods  and  the  City  of  Boston.   For  the 
first  time,  tangible  economic  benefits  from  a  major  downtown 
project  will  be  returned  directly  to  the  community  affected. 
However,  the  magnitude  of  the  project  and  expected  economic  gain 
must  be  skillfully  balanced  against  an  existing  urban  bacicdrop 
that  is  culturally  and  historically  unique.   This  open,  public 
review  process  should  help  foster  the  kind  of  dialogue  necessary 
to  achieve  such  a  critical  balance.   Public  hearings  are 
encouraged  throughout  the  SIR  process. 

The  Kingston-Bedford/Essex  Street  mixed  use  project  is  of  a 
magnitude  that  an  environmental  impact  report  is  required,  as  per 
301  CMR  10.32(5) (a).   The  draft  EIR  will  evaluate  the 
environmental  affects  of  a  range  of  alternatives.   As  such  it 
will  serve  as  a  planning  document  from  which  a  specific 
development  proposal  will  evolve.   The  final  EIR  will  oe  expected 
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to  analyze  tne  impacts  of  a  developed  project  plan  in  greater 
detail.   Based  on  tne  scoping  session,  the  following  issues 
should  be  covered  in  the  EIR:   traffic,  parking  historical, 
arcnaeology,  open  space,  alternatives,  sewerage,  utilities,  wind, 
shadow,  construction,  air  quality,  growtn,  community /housing  and 
the  built  environment. 

As  an  aside,  it  should  be  noted  that  this  office  reviewed  a 
proc>o«al  thr»«  years  ago,  i«hich  included  the  relocation  of  the 
Pagoda  Park  in  the  area  of  the  Klng«ton-B«df ord/l«««x  Street 
site.   While  the  status  of  this  park  w«s  unclear  at  the  tiae  of 
this  scoping,  it  is  the  opinion  of  this  office  that  the  proposed 
project  could  have  significant  impacts  on  that  park,  and  they 
have  been  identified  throughout  the  «cop« .   Further,  since  the 
park  itself  is  in  the  spirit  of  what  the  City  Is  trying  to 
achieve  in  terms  of  their  linicage  prograa,  it  is  hoped  that  the 
park  relocation  can  nove  forward  now  at  a  pace  that  will  autually 
benefit  both  projects. 

SCOPE 

The  EIR  shall  'follow  the  organization  set  forth  in  the  ME?A 
regulations,  and  include  a  copy  of  this  scope.   It  should  be 
guided  by  public  and  agency  comments  on  the  EN?  and  it  should 
reflect  the  specific  concerns  raised  in  the  following 
certificate . 


Alternatives 

The  BRA  has  identified  three  preliminary  alternatives  that 
vary  the  height  and  massing  for  the  mixed  use  development: 

1.  250  foot  height  and  450,000  square  feet, 

2.  325  foot  height  and  575,000  square  feet, 

3.  iOO  foot  height  and  700,000  square  feet. 

A  fourth  alternative,  which  calls  for  more  site  coverage  but 
lower  heights  was  suggested  at  the  scoping  session.   Whereas  such 
an  alternative  may  be  more  in  character  with  the  historic 
district  and  the  Chinatown  neighborhood,  it  would  be  useful  to 
evaluate  and  compare  this  option  with  the  three  alternatives 
identified  by  the  City.   In  any  case,  the  environmental  impact 
assessments  of  the  alternatives  should  be  compared  with  the  No 
Build  alternative. 
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Even  though  the  draft  EIR  will  be  based  on  conceptual  plans, 
the  report  must  be  rigorous  in  its  analysis  of  tne  impacts 
relating  to  the  alternatives.   The  report  should  be  clear  in  its 
assessments  of  tne  detriments  and  benefits  to  tne  environment. 
Other  economic  advantages  and  disadvantages  should  also  be  noted. 

Essex  Street  Widening 

The  option  of  widanlng  Essex  Street  has  been  suggested  as  an 

alternative  in  the  EWT  and  elsewhere.   It  should  be  evaluated, 
wherever  relevant  within  the  text  of  the  EIR. 

Open  Space 

The  EMF  has  stated  that  the  project  will  provide  public 
areas  and  open  space  in  the  fora  of  public  plazas,  lobbies, 
arcades  and  streetscape  isprovessnts . 


The  EIR  should  assess  the  area's  needs  with  respect  to  urban 
open  space  and  deaonstrate  how  alternative  developaent  design 
concepts  can  satisfy  those  needs.   To  approach  the  open  space 
issue  the  report  should  consider  what  people  are  presently  doing, 
day  to  day,  in  the  area  to  infer  how  the  new  open  space  areas 
could  be  utilized. 

The  alternative  and  proposed  open  space  and  urban  design 
concepts  for  the  project  should  be  described  and  evaluated  in 
terms  of  "openness"  and  the  quality  of  the  human  experience 
available  in  those  public  areas.   The  report  should  clearly  show 
that  the  design  will  ba  invltlD0  to  the  public  and  particularly 
the  neigh'ooring  areas.   There  should  also  be  an  explanation  of 
the  range  of  potential  public  activities  and  the  freedom  with 
which  the  public  can  choose  among  those  activities. 

The  approach  leading  to  the  public  areas  and  the  access 
points  will  be  key  factors  in  linking  the  community  to  the  public 
areas.   Tbarefore,  urban  access  design  and  Its  relationship  to 
off site  public  areas,  such  as  the  relocated  Pagoda  Park  should 
also  be  thoughtfully  investigated  in  the  EIR. 


Traffic  Impacts 

The  traffic  study  area  should  encompass  the  key  roadways  and 
intersections  within  the  Kneeland  Street,  Washington  Street, 
Summer  Street  and  Central  Artery  Corridor.   Daily  traffic  counts, 
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taken  for  a  minimum  of  four  consecutive  days  and  turning  movement 
counts  should  be  made  for  roadways  and  intersections  within  tne 
study  area,  including  but  not  limited  to  the  following 
intersection*  whicn  were  identified  in  the  Boston  Traffic  and 
Panting  comment: 

o  Bedford/Kingston 

o  Bedford/Columbia 

o  Bedford/Lincoln 

o  Bedf ord/Chauncy 

o  Essex/Harrison 

o  Essex/Kingston 

o  Surface  Artery/Essex/Lincoin 

o  SAimacr/ Lincoln/Bedford 

o  SiiiT/High 

o  Harrison/Beach. 

Growth  trends  and  estlBatsa  of  future  area  growth  should  b« 
prsssntsd  in  ths  IIR.   Projsct  specific  growth  in  the  area  should 
b«  identified  and  factored  into  the  future  growth,  including  the 
following:   Lafayette  Place  II,  99  and  12S  Suaaer  Street,  101 
Arch  Street,  and  the  De**ey  Square  Transportation  System 
Henagesent  Plan. 

The  potential  traffic  generation  fr^  the  mixed  use 
devclopaent  alternatives  should  be  calculated  for  daily,  weekday 
AM  and  PM  peaks  and  Saturday  afternoon  traffic.   The  directional 
split  of  traffic  to  and  froa  the  site  should  be  explained  and 
dlagraaaied. 

The  Intersections  and  roadways  should  be  assessed  in  teras 
of  traffic  levels  of  service  and  voluae  capacity  ratios  for  no 
build  and  all  other  build  alternatives.  This  analysis  should  also 
include  the  proposed  parking  garage  drlveway(s). 

The  potential  effects  of  proposed  roadway  Improveaent 
projects  within  the  area  should  be  explained  and  considered  in 
the  traffic  lapact  analysis.   Those  roadway  projects  Include: 
the  potential  widening  of  Essex  Street,  a  possible  westbound 
artery  to  Treaont  Street  using  the  Essex  Street  Corridor,  the 
Central  Artery  depression  and  the  Third  Harbor  Txinnel . 

Intersection  probleae  and  significant  Increases  in  local 
street  traffic  attributable  to  the  Kingston-Bedford/Essex  Street 
project  should  be  identified  in  the  report. 
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The  traffic  mitigation  section  of  the  report  should  consider 
mass  transit  options  as  well  as  operation  and  design  measures  to 
reduce  traffic  impacts.   This  section  should  evaluate  existing 
suDway,  commuter  rail  and  bus  service  to  the  area.   The  capacity 
of  the  public  transportation  system  should  be  estiJMited. 
Background  growth  and  the  project  generated  ridership  should  be 
determined  for  the  range  of  alternatives.   The  EIR  should  analyze 
whether  there  will  be  adequate  capacity  in  the  transit  system  to 
handle  the  ridership  increases  predicted. 

Parking 

The  proposed  development  will  displace  available  puollc 
parking.   It  is  not  clear  how  the  short  term  loss  of  parsing 
durlny  construction  will  be  absorbed,  nor  is  it  clear  the  the 
parking  provided  by  the  project  will  ultimately  replace  the 
existing  public  perking,  in  Addition  to  meeting  the  perking 
demands  created  by  the  project  itself. 

The  EIR  should  explore  the  perking  issue  fully.   Existing 
parking  on  site  should  be  quantified,  the  shortfall  during 
construction  should  be  explained,  and  the  displaced  users  should 
generally  be  identified.   Parking  alternatives  during  the  interim 
period  should  be  discussed. 

The  public  and  private  perking  demand  created  by  the  project 
should  oe  estimated.   Will  the  proposed  garage  have  the  capacity 
available  to  accommodate  the  existing  public  parking  demand  in 
addition  to  the  project  generated  denmnd?   If  not,  the  report 
should  evaluate  off-site  parking  availability  and  management 
strategies  to  ease  demand. 

Air  Quality 

The  State  Implementation  Plan  (SIP)  recognizes  the  Essex 
Street  area  as  a  Carbon  Monoxide  Hotspot,  having  detected 
violations  of  the  national  Ambient  Air  Quality  Standards  for  CO. 
Therefore,  it  is  essential  that  the  proposed  development 
contribute  to  the  improvement  of  the  air  quality  and  not  to  its 
deterioration. 

The  air  quality  analysis  should  coincide  with  the  traffic 
analysis  in  terms  of  analysis  years  and  development  alternatives. 
The  analysis  should  include  all  intersections  and  roadways  in  the 
project  affected  area  where  the  level  of  service  has  deteriorated 
to  D  and  the  project  causes  a  10  percent  traffic  increase  or 
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where  the  final  LOS  E/F  and  the  project  contributes  to  the 
reduction  in  LOS.  It  should  examine,  but  not  be  limited  to  the 
following : 

o  parking  garage 

o  Essex/Kingston 

o  Essex/ColuBbia 

o  Sujaaer/Lincoln/Bedf  ord 

o  M«shlngton/Ess«x 

o  Essex/Harrison  Ave . Sxt . /Chauncy 

o  Essex/Surface  Artery 

o  High/Summer 

o  Otis/Kingston/Summer. 

The  air  cruality  dispersion  aodsis  to  b«  usad  are  Mobile-3 
and  CaIlna-3.   Tha  DEQE  Bust  ba  conaultad  to  detarslne  tha 
applicable  aodal  paraaatcrs  and  to  Identify  sensitive  receptors. 
The  analysis  should  b«  based  on  worst  case  traffic  conditions  and 
should  present  1-hour  and  8-hour  CO  concentration  levels. 

Given  that  CO  exceedances  of  state  and  federal  standards  are 
expected,  the  SIR  Should  present  a  coaplete  niitigatlon  program 
and  show  the  ef f ectivenees  of  that  prograa  In  reducing  air 
impacts . 

Historic  lapacts 

The  draft  and  final  EIR  will  be  expected  to  present  quite 
different  levels  of  analysis  with  respect  to  the  potential 
effects  of  the  project  on  the  area's  historic  properties. 

The  OEIR  should  explain  the  applicable  State  and  Federal 
review,  the  design  guidelines  for  this  site  which  were 
established  in  conjunction  with  a  program  for  redevelopment  of 
the  ComMerclal  Palace  District,  and  any  other  appllcaole  historic 
policies  or  plans  for  this  area. 

The  draft  should  evaluate  the  massing  and  height 
alternatives  proposed  to  show  how  the  new  development  options 
could  be  compatible  with  and  reinforce  the  character  of  the 
historic  district,  particularly  the  Proctor  Building,  the  Bedford 
Building  and  the  Church  Green  Building.   It  should  also  be 
demonstrated  that  building  massing  and  scale  can  preserve  the 
integrity  of  significant  public  spaces,  such  as  the  Church  Green 
area  and  relocated  Pagoda  Park. 
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The  final  EIR  snouid  build  on  the  historic  assessment  in  the 
draft,  refining  tne  analysis  as  building  masses  and  design 
elements  crystallize.   It  should  oe  demonstrated  that  tne  site 
development  can  respect  tne  urban  design  characteristics  and 
traditional  architecture  of  the  historic  district  in  its  use  of 
materials,  scale  and  building  design.   If  the  development  is  in 
contrast  with  the  historic  surroundings,  consideration  should  be 
given  to  the  effects  on  the  district.   The  report  should  also 
present  a  thoughtful  discussion  of  th«  tr»«t»«nt  of  th«  p«rimeter 
"edges"  of  the  site  in  relation  to  the  historic  district. 

Archaeology 

The  Massachusetts  Historical  Coaaiasion  coaiMnt  has 
requested  that  an  archaeological  r«connais»ance  survey  b« 
conducted  and  reported  on  In  t'nm   EIR.   Such  a  study  is  warranted 
based  upon  the  site  location  which  was  part  of  the  colonial 
waterfront,  known  as  tha  Shawaut  P«ninaula. 

The  MHC  has  rscoaaended  that,  "Ths  rsconnaisance  should 
include  a  baclcgroxind  study  of  the  historic  d«v«Iopasnt  of  the  . 

parcels  and  an  ass4ssBsnt  of  subsurface  conditions,  in  order  to 
determine  whether  significant  arch»«o log leal  properties  will  be 
affected  by  the  proposal."   The  MKC  should  b«  consulted  for 
assistance  with  deteraing  ths  paraasters  of  the  archaeological 
survey.   Further,  in  the  event  significant  rssources  are 
identified,  the  EIR  should  explain  the  proposed  aitlgation 
strategy . 

Sewerage 

The  EIR  should  describe  the  existing  sswsrage  systea  between 
the  project  site  and  the  wastewater  treatasnt  plant.   Identify 
and  explain  any  capacity  shortfalls  within  that  systea  for 
.average  dally  and  p««k  sewerage  flows.   Any  CSO  overflow  problems 
should  bs  discussed  and  the  frequency  of  thsse  events  explained. 

Average  and  psak  increases  in  background  sewerage  flows 
should  b«  sstlaatsd,  bassd  on  known  projects  proposed  for 
development  during  the  sane  tlaeframe  as  the  Kingston- 
Bedford/Essex  project  and  within  the  saae  infrastructure  service 
area . 

The  EIR  should  estimate  the  average  dally  and  peak  sewerage 
flows  generated  by  the  project.   Purtner,  the  report  should 
analyze  the  adequacy  of  the  system  to  handle  the  increase 
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background  sewerage  flows  plus  the  flows  from  the  Kingston- 
Bedford/  Essex  project. 

As  deeaed  necessary,  the  report  should  identify  remedial 
measures  to  improve  the  sewerage  system.   This  report  should  be 
clear  as  to  whether  the  City  or  the  developer  would  be 
responsible  for  implementing  those  improvements  and  when  those 
measures  would  be  completed  in  relation  to  the  project  build  out. 

Utility  Impacts 

This  section  of  the  report  should  consider  the  adequacy  of 
the  existing  water  supply  and  power  supply  to  meet  tne  needs  of 
the  proposed  developaient  and  other  projects  within  the  area  that 
will  on  line  at  about  the  same  tiae  as  the  Kingston-Bedford/Essex 
project.   Any  delivery  system  problem*  or  Inadequacies  should  be 
discussed  with  a  clear  strategy  for  remedial  action. 

Conetructlon  Impacts 

A  demolition  and  project  cozimtructlon  schedule  should  be 
presented  for  the  major  project  component-    Demolition  and 
construction  methoda  that  will  contributs.   o  noise  and  dust 
impacts  in  the  area  should  be  discussed  and  mitigation  measures 
recommended  to  comply  with  DEQE  regulation*  310  CMR  7.09  and 
7.10.   Any  asbestos  removal  should  ba  inaccordance  with  310  CMR 
7.15. 

Equipment,  material  and  conmtractlon  »*ork*r  routing  through 
the  area  to  the  project  site  should  be  mapped  out.   Explain  the 
on  and  off  site  storage  of  equipment  and  materials  staging  areas, 
and  vehicle  parking.   It  should  be  demonstrated  that  the 
transportation  routing  plan  and  the  on  and  off  site  staging  and 
parking  will  minimally  disrupt  the  area's  daily  activities. 

The  EIR  should  Identify  other  projects  in  the  area  that  will 
be  in  construction  at  the  same  time  as  the  Kingston  Bedford/Essex 
project.  The  combined  Impacts  of  overlapping  construction  should 
be  assessed,  and  recommendations  made  to  minimize  the  disruptions 
during  the  development  phase. 

Massing  and  Shadow  Impacts 

Graphic  representations  of  the  massing  options  and  resulting 
shadow  effects  of  the  proposed  project  and  alternatives  should  be 
presented.   The  shadow  effects  on  key  sensitive  receptors  in  the 
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area,  e.g.  open-space  areas,  relocated  Pagoda  Park,  the  historic 
district  and  areas  heavily  used  by  pedestrians  snould  be  analyzed 
during  the  morning,  midday  and  afternoon  hours  over  a  discrete 
range  of  season  variations. 


Wind  Impacts 

The  draft  EIR  should  include  a  qualitative  wind  analysis  to 
determine  the  potential  effects  of  the  proposed  developments  on 
the  ground  wind  environment  in  and  around  the  project  site.   This 
preliminary  analysis  should  consider  tne  three  project 
alternatives  identified  by  the  BRA, no  build  and  an  optional  less 
dense,  lower  height  alternative. 

The  final  EIR  will  be  expected  to  present  acre  detailed 
quantitative  wind  tunnel  testing  and  aivalysls  when  building 
designs  and  plans  for  open  space  areas  becoac  available. 

In  toto,  the  wind  studies  in  both  reports  should  take  into 
acco\int  existing  wind  conditions,  possible  Induced  wind  effects, 
probable  impacts  on  ground  wind  velocities  from  mid  and  highrise 
building  masses  with  consideration  given  to  building  locations 
and  form,  and  design  measures  to  mitigate  for  increased  wind 
velocities,  particularly  around  op*n  space  areas  such  as  Pagoda 
Parle  and  building  entryways. 

Housing /Growth  I»p«cts 

Of  apparent  concern  to  the  Chinese  coaavmlty  are  the 
inevitable  impacts  of  this  mixed-use  development  on  the  housing 
market  in  Chinatown,  one  of  Boston's  oldest  neighborhoods 
accordingly  to  the  EHF .   This  section  of  the  EIR  should  carefully 
evaluate  the  rang«  of  potential  effects  on  the  area's  housing 
created  by  this  project,  taking  into  account  the  potential  for 
Induced  demand  on  housing  generated  by  the  development  which  will 
drive  up  rents  and  property  values. 

The  socio-economic  study  should  define  the  neighborhoods 
most  likely  to  be  affected,  based  on  proximity  to  the  project. 
The  housing  stock  within  the  defined  area  should  be  ouantified 
and  described.   Historical  and  current  trends  with  regard  to  the 
area's  housing  demand  should  be  discussed.   Also,  changes  in 
property  values  on  several  streets  within  the  impact  area  should 
be  analyzed  over  the  past  10  years.   The  coincidental  changes  in 
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demographics,  employment  growth  and  employment  data  should  be 
compared  with  the  City  of  Boston,  as  a  wnoie,  over  tne  same  ten 
year  period. 

The  EIR  should  consider  tne  factors  affecting  changes  in 
housing  demand  and  property  values.   Further,  tne  report  should 
predict  the  significance  of  the  Kingston-Bedford  and  Essex  Street 
projects  as  a  factor  contributing  to  the  cnanges  in  housing 
demand.   The  likely  impacts  on  housing  dvmand ,  rents  and  property 
values  should  be  estimated  in  the  EIR.   Innovative  programs  and 
mitigation  measures  to  moderate  those  effects  should  be 
specifically  identified  with  a  proposal  for  implementation  that 
will  respond  in  anticipation  of  the  increased  housing  demand. 

Miscellaneous 

According  to  the  Massachusetts  Aeronautics  Commission  the 
project  site  is  within  the  flight  path  of  helicopters. 
Consideration  should  b«  given  to  the  potential  conflicts  of  use 
of  the  air  rights  over  this  site.   The  EIR  should  recommend  a 
reasonable  approach  and  solution  to  the  potential  conflict. 


Distribution 

To  ensure  the  maximum  participation  of  tha  Chinaae  community 
in  the  review  of  the  Environmental  Impact  Report,  it  is  highly 
recommended  that  a  sximmary  docximent  be  prepared  in  Chinese  and 
circulated  with  clear  instructions  for  its  timely  review  and 
comment . 

Since  the  BRA  is  fostering  a  high  level  of  public 
participation  in  the  EIR  review  process,  it  is  expected  that  an 
adequate  number  of  copies  of  the  EIR,  and  executive  summary, 
translated  into  Chinaae  will  be  made  available  to  the  public. 
Copies  should  b«  sent  to  agencies  which  have  submitted  comments 
on  the  EITF,  in  addition  to  the  required  MIPA  distribution  list. 
Copies  of  the  report  should  also  be  sent  to  the  Physical  Plant  at 
Tufts  University  (ATTN.:  Lawrence  Ball)  and  the  New  England 
Medical  Center  Hospitals  (ATTN.:  Jerome  H.  Grossman,  M.D.). 

August    8,     1986  V^^^^  ^^^ ..jT 
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October  24,  1988 

Mr.  Steven  Davis 

Director,  MEPA  Unit 

Executive  Office  of  Environmenta]  Affairs 

100  Cambridge  Street 

Boston,  HA   02202 

RE:   EOEA  613  2  -  Bedford-Kingston/Essex  Development 
EOEA  613  3  -  Parcel  18 

Dear  Mr.  Davis: 

This  letter  is  a  follow-up  on  our  meeting  of  August  12  to  discuss 
the  status  of  the  preparation  of  the  Environmental  Impact  Reports 
for  the  above-referenced  projects. 

At  that  meeting,  we  brought  you  up  to  date  on  the  status  of  the 
planning  for  the  Kingston-Bedford  and  Parcel  18  projects  and 
informed  you  of  our  proposal  to  add  to  the  scope  of  the  Draft 
EIR's  an  analysis  of  the  development  programs  submitted  for  both 
of  the  sites  by  the  designated  developer,  Metropolitan/Columbus 
Plaza  Associates.   These  development  programs  are  as  follows: 

Kingston-Bedford         Parcel  18 

Gross  Square  Feet   1,005,000  s.f.  985,000  s.f. 
Maximum  Height            4  65  feet  190   feet 

(510  ft.  with  (225  ft.  with 

mechanicals)  mechanicals) 

Based  on  our  discussion,  it  was  your  conclusion  that  both  of 
these  programs  were  within  the  range  of  alternatives  included  in 
the  MEPA  scope  and  that  no  further  notice  was  required. 

I  would  appreciate  your  confirmation  of  the  above  that  the 
addition  of  the  developer's  development  programs  to  the  Draft 
EIR's  would  be  consistent  with  the  EIR  scopes  issued  by  your 
office  and  would  satisfy  applicable  MEPA  requirements. 

Sincer^iV,  ^■' 

Richard  B.  Mertens 
Environmental  Review  Officer 
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THE    COMMONWEALTH    OF    MASSACHUSETTS 

EXECUTIVE    OFFICE    OF    ENVIRONMENTAL   AFFAIRS 


>  CHAEL  S    Dukakis 

GOVERNOR 


JOHN    DeVILLARS 
,  SECRETARY 


June  6,  1989 


CERTIFICATE  OF  THE  SECRETARY  OF  ENVIRONMENTAL  AFFAIRS 

ON  THE 
DRAFT  ENVIRONMENTAL  IMPACT  REPORT 


PROJECT  NAME 

PROJECT  LOCATION 

BOEA  NUMBER 

PROJECT  PROPONENT 

DATE  NOTICED  IN  MONITOR 


Bedford  Kingston/Essex  Development 

Boston 

6132 

Boston  Redevelopment  Authority 
April  27,  1989 


The  Secretary  of  Environmental  Affairs  herein  issues  a 
statement  that  the  Draft  Environmental  Impact  Report  submitted  on 
the  above  project  adequately  and  properly  complies  with  the 
Massachusetts  Environmental  Policy  Act  (G.L.,  c.30,  S.61-62H)  and 
watn  Its  implementing  regulations  (301  CMR  11.00). 


Overview 


As  stated  in  the  Draft  Environmental  Impact  Report  (DEIR) . 
the  function  of  the  DEIR  was  "(a)s  an  information  source  for 
planners,  citizens,  and  developers  to  use  in  weighing  the 
!,!^?  ^?^  ^^'^   adverse  effect  of  preliminary  designs  and  in 
evaluating  whether  individual  elements,  when  aggregated,  satisfy 
project  objectives  and  the  needs  of  the  community  " 


Viewed  in  its  entirety,  the 
not  produced  a  single  alternative 
other  alternatives.  Because  this 
proponent  are  asked  to  consider  t 
this  Certificate  In  order  to  modi 
the  more  promising  and  feasible  a 
should  fully  analyze  and  compare 
Furthermore,  the  analyses  themsel 
reworked  as  recommended,  in  order 


analyses  in  the  Draft  EIR  have 
that  is  clearly  superior  to  the 
is  so,  the  BRA  and  the 
he  comments  and  those  raised  in 
fy  and  refine  two  or  three  of 
Iternatives.   The  Final  EIR 
these  few  alternatives, 
ves  should  be  tightened  up  and 
to  streamline  the  FEIR  review. 


100  CAMBRIDGE  STREET  BOSTCN  MA  02202  ih\.')    --2  7  9800 
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EOEA  #6132  DEIR  Certificate  ■         June  6,  1989 


The  FEIR  must  be  a  complete  docvunent .   The  report  should 
stand  alone,  with  a  separate  Response  to  Coaments  Section,  which 
will  allow  for  two  levels  of  review. 


Alternatives  Analysis 

Changes  have  been  made  in  the  heights  and  the  massing  of  the 
project  plan  alternatives  since  the  Environmental  Notification 
Form  review  and  scoping.   Although  the  ENF  identified  the  minimum 
project  as  a  250  foot,  450,000  square  foot  alt«rn«tlve,  the 
smallest  project  evaluated  In  the  Draft  EIR  Is  130,000  square 
feet  larger. 

Moreover,  at  the  ENF  stage,  the  public  sentiment  clearly 
favored  an  analysis  of  a  smaller  scale  development,  with  shorter 
buildings  than  were  Identified  In  the  three  preliminary 
alternatives  offered  by  the  BRA.   In  response,  the  scope  required 
the  analysis  of  an  alternative  of  reduced  height,  recognizing 
that  greater  site  coverage  would  be  necessary.   Nona  of 
alternatives  studied  are  responsive  and  sensitive  to  the  analysis 
aslced  for  In  the  scope. 

The  Draft  EIR  has  offered  Alternative  5,  with  two  buildings 
at  200  feet  and  240  feet  and  a  total  of  730,000  square  feet. 
The  tallest  building  height,  at  240  feet.  Is  a  mere  10  foot 
reduction  below  Alternative  4,  and  the  shorter  building  Is 
actoally  50  feet  higher  than  the  shortest  building  In  Alternative 
4.   Further,  the  square  footage  exceeds  Alternative  4  by  150,000 
square  feet  and  the  least  dense  alternative  in  the  ENF  by  almost 
300,000  square  feet.   This  alternative  does  not  allow  for  the 
kind  of  comparative  analysis  that  was  envisioned  in  the  scope. 

The  size  range  of  the  alternatives  has  Increased  by  nearly 
30  percent  between  the  ENF  filing  and  the  Draft  EIR.  from  450,000 
to  700,000  at  the  ENF  stage  to  580,000  square  feet  to  1,005,000 
aquare  feet  at  the  Draft  EIR  stage.   This  must  be  explained. 

The  apparent  differences  between  the  Alternatives  could  be 
rlearer  in  the  Draft  report's  tabular  comparisons.    For  example. 
Qternatlves  5  and  6  are  referred  to  by  name,  rather  than  height 
Sf  the  tallest  towers,  which  was  the  reference  for  Alternatives 
:,  3,  and  4.   Also,  none  of  the  alternatives.  I.e.  2  through  6, 
dentify  the  heights  of  the  second  towers. 


The  Draft  EIR  states  that  there  is  no  preferred  alternative 
t  this  stage.   However,  it  is  not  clear  that  all  of  the 
Iternatlves  are  equally  feasible.   Alternative  6,  the 
eveloper's  Plan  calls  for  a  465  foot  tower.   Is  this  height 
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consistent  wi«+i  Downtown  IPOD  standards  for  this  district?   Since 
this  site  "(s)erves  as  a  transition  area  between  the  tall 
buildings  found  in  the  Financial  District  and  the  smaller 
buildings  of  Chinatown  to  the  southwest  and  from  the  Leather 
District  across  the  Central  Artery  to  the  southeast."  would  a 
single  tower,  as  tall  as  some  of  the  tallest  buildings  in  the 
Financial  District  truly  serve  as  a  "transition"  to  the  abutting 
historic  districts?   The  total  height  of  Alternative  6  is  514 
feet  (p.  201).   Is  this  consistent  with  IPOD  standards  in  the 
abutting  districts? 

It  also  appears  that  other  alternatives  may  not  be  feasible. 
FroB  the  discussions  In  the  DEIR  Summary,  it  seems  possible  that 
widening  of  Essex  Street  could  become  part  of  the  Central  Artery 
Project,  or  the  widening  may  be  necessary  to  mitigate  traffic 
impacts  associated  with  the  Boston  Crossing  and  Commonwealth 
Center  projects.   If  so,  would  Alternatives  2,  3,  and  4    really 
considered  to  be  feasible? 

Baaed  on  the  questions  that  have  been  raised  here  and  within 
the  comments  concerning  specific  impacts,  it  is  recommended  that 
the  Final  EIR  carry  forward  at  least  one  alternative  that 
addresses  the  problems  raised.   Obviously,  this  alternative 
should  reinforce  the  positive  aspects,  while  minimizing  the 
negative.   By  way  of  example,  if  Alternative  4  with  its  lower 
heights  could  be  modified  by  adding  one  or  more  the  private 
parcels  and  Columbia  Street,  possibly  a  better  transition  between 
the  Chinatown  com«\inity  and  the  site  could  be  achieved,  even  if 
added  height  was  needed  to  offset  land  costs,  and  an  open  space 
plan  similar  to  Alternative  5  would  be  possible.   Widening  of 
Essex  Street  would  also  be  possible. 

Transportation 

It  is  not  clear  why  the  400  foot  tower  is  considered  to  be 
more  "critical"  in  terms  of  traffic  than  the  465  foot  tower.   The 
peak  hour  person  trips.  Table  IV  A-9  consistently  show  the 
Developer's  Alternative  higher  than  the  other  alternatives.   How 
is  the  lower  number  of  vehicle  trips  in  Table  IV  A-10  for  the 
Developer's  Proposal  explained?   It  is  not  at  all  clear  why  the  1 
million  square  foot  alternative  would  generate  fewer  total  daily 
vehicle  trips  than  the  580,000  square  foot  alternative.   Have  any 
trips  been  assigned  to  the  59,000  square  foot  lobby  proposed  for 
Alternative  6? 

This  traffic  analysis  extrapolates  person  trips  to  the  site 
from  vehicle  trip  rates  in  the  ITE  Manual .   Once  the  number  of 
persons  is  computed,  then  the  trip  mode  is  assigned.   It  has  been 
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noted  that  the_data  derived  has  not  been  adequately  compared  with 
other  EIRs  that  have  developed  project  travel  demand  estimates 
from  person  trips,  for  example  the  International  Place  and  Copley 
Place  EIRs.   Those  EIRs  used  rates  of  13.5,  38.3  and  13.88  for 
every  1000  square  feet  of  office,  retail,  and  hotel  space, 
respectively.   The  rates  per  1000  square  feet  of  space  have  not 
be  presented  in  this  DEIR. 

Understanding  the  person  trip  rate  approach  is  further 
confounded  by  other  assumptions  that  have  been  made,  i.e.  general 
office  trips  were  augmented  by  10  percent  to  allow  for  transit 
and  walk-in  access,  which  have  not  been  completely  explained. 
Also,  the  person  rates  developed  by  CTPS  and  BTD  were  adjxisted  in 
the  Draft  EIR  without  a  full  explanation.   Taken  together,  the 
reviewer  is  unable  to  gauge  whether  the  methodology  used  is 
reasonably  accurate  and  consistent  with  other  traffic  studies 
that  have  been  reviewed. 

Similarly,  th«  mode  split  percentages  need  to  be  explained 
In  greater  detail,  particularly  In  the  cases  where  the  analyels 
diverges  from  other  coaparable  studies  in  Downtown  Boston,  e.g. 
the  10  percent  reduction  In  transit  trips  to  allow  for  walking 
trips.  The  basis  for  the  higher  walking  rates  for  non-work  as 
opposed  to  work  trips  hasn't  been  explained.   It  should  be 
clearly  shown  that  these  estimates  are  conservative  and  in  line 
with  other  studies. 

Why  have  different  vehicle  occupancy  rates  been  used  In  the 
computation  of  person  trips  per  1000  square  feet  of  office  space 
and  the  computation  of  mode  splits?-  The  vehicle  occupancy  rate 
of  1.2  was  used  to  estimate  the  nvunber  of  daily  person  trips, 
while  1.8  persons  per  vehicle  was  used  to  compute  vehicle  trip 
volumes.   On  its  face,  the  1.8  appears  high.   The  result  from 
using  these  two  different  rates  is  that  fewer  vehicle  trips 
appear  to  have  been  generated  for  every  1000  square  feet  of 
office  space.   If  the  rates  were  the  same,  if  the  1.8  rate  were 
lowered  to  be  more  consistent  with  other  studies,  or  reversed; 
the  daily  volumes  vehicle  trips  from  the  project  alternatives, 
particularly  Alternative  #  6  would  be  higher,  and  the  analysis 
more  conservative. 

It  has  been  noted  that  the  numbering  system  for  the 
alternatives  in  the  transportation  study  is  not  consistent  with 
the  other  sections  of  Draft  EIR. 

The  projected  growth  of  office  space  by  19.9  percent  and 
retail  space  by  21.7  percent  within  tne  study  area  between  1988 
and  1993  is  staggering  (p. 93),  particularly  when  one  considers 
that  the  Boston  Crossing  and  Commonwealth  Center  projects  will 
not  be  completed  until  about  1996.   It  is  not  surprising  that  of 
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the  11  intersections  studied,  7  intersections  have  been  predicted 
to  deteriorate  by  at  least  one  level  of  service.   Notably,  some 
movements  at  the  Bedf ord-Chauncy-LP  Garage  intersection  will  go 
from  level  of  service  A  to  F. 

What  Is  surprising,  however,  is  that  the  Draft  EIR  treats 
the  mitigation  needs  so  lightly.   What  additional  mitigation  will 
be  needed  to  deal  with  the  impacts  during,  and  after  construction 
of  the  Central  Artery  project?    Will  signalization  of  the 
unsignalized  intersections  result  in  queuing  that  backs  up  into 
nearby  intersections,  resulting  in  congestion  problems  that 
offset  any  benefits  that  might  b«  derived  by  signalization?   Are 
there  other  potential  impacts  relating  to  the  proposed  mitigation 
that  have  not  been  Identified,  particularly  with  respect  to  the 
Central  Artery  project?   Are  the  commitments  and  local  support  in 
place  to  Implement  the  improvements?   Will  the  improvements  be 
laplemented  timely,  with  respect  to  the  occupancy  of  this 
project? 

Since  comparisons  between  the  level  of  service  analysis  of 
the  1993  No  Build  and  Build  Alternatives  appears  to  obscure  an 
understanding  of  the  traffic  Impacts  relating  to  the  project,  it 
Is  recommended  that  a  comparative  analysis  between  Existing  and 
the  1993  Build  Alternative  be  presented  In  the  Final  EIR. 

Finally,  based  on  a  more  complete  assessment  of  the  roadway 
mitigation  needed  and  the  project-related  traffic  impacts,   it 
should  be  possible  to  Identify  structural  mitigation  commensurate 
with  the  project  Impacts.   Proponent  commitments  should  be  made 
to  ensure  completion  of  these  improvements. 

In  the  event  that  this  additional  traffic  analysis  still 
does  not  yield  a  reasonable  traffic  mitigation  program,  then  the 
proponent  must  consider  undertaking  responsibility  for  a  Traffic 
Master  Planning  Study,  which  was  acknowledged  in  the  DEIR  (p. 
17).    Any  recommendations  to  prepare  such  a  study  must  Include 
commitments  to  participate  in  any  traffic  improvement  scheme  that 
is  developed. 

The  mass  transit  portion  of  the  report  should  address  the 
concerns  raised  in  the  comment  from  the  Executive  Office  of 
Transportation  and  Construction  and  Mr.  S.  Kaiser, 


Parking 

The  impact  resulting  from  the  loss  of  nearly  800  parking 
spaces  does  not  appear  to  have  been  adequately  mitigated.   The 
Draft  EIR's  assessment  of  the  issue  is  ambiguous,  which  leaves 
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the  issue  unresolved.   If  it  is  shown  that  the  City  has  no 
interest  or  is  purposely  trying  to  eliminate  parking  from  this 
area  of  Boston,  then  the  proponent  should  make  plans  to  replace 
these  space  at  outlying  transit  and  commuter  rail  stations.   On 
the  other  hand,  if  the  City's  parking  policy  is  unclear  or 
ambivalent  for  this  area,  then  the  proponent  should  offset  the 
parking  loss,  to  the  extent  possible  within  the  area.   What  is 
the  cumulative  impact  on  parking  in  this  area  if  the  City 
eliminates  on-street  parking  in  the  Kneeland  Street  area? 


Historical  Resources 

The  Pinal  EIR  should  expand  on  the  analysis  of  the  potential 
impacts  of  the  project  on  historic  properties,  once  alternatives 
have  been  narrowed  and  the  design  issues  have  been  nore  clearly 
conceived.   In  particular,  the  outstanding  issues  in  the  scope 
and  the  ccMuients  raised  by  the  Massachusetts  Historical 
Commission  should  be  addressed.   The  FEIR  should  report  on  the 
archaeological  study  and  any  necessary  altlgatlon,  as  well. 


Open  Space 

The  Draft  EIR  has  not  established  the  desired  utility  of  the 
proposed  open  space.   The  options  appear  to  be  quite  different 
between  Alternatives  2,  3,4,  and  6  and  Alternative  5,  but  how 
should  reviewer's  rate  those  differences?   The  Draft  EIR  is  also 
not  enlightening  in  terms  of  the  quality  of  the  potential  open 
spaces . 

The  reviewer  does  not  gain  an  understanding  of  the  open 
space  in  context  with  the  streetscape.   The  dimensions  of  the 
open  areas  have  not  been  provided,  and  it  is  even  difficult  to 
conceive  of  the  "vest  pocket  park"  concept  for  Alternatives  2,  3, 
and  4,  based  on  the  Figures  in  IV  1-2  through  1-6.   Is  there 
sufficient  area  for  benches  and  landscaping,  or  will  these 
activities  blend  with  the  sidewalk? 

From  the  Plan  View,  only  Alternative  5  has  the  potential  for 
coherent  open  space.   However,  the  area  is  defined  by  the  strong 
angles  of  the  buildings,  which  may  create  a  harsh  and  uninviting 
space.   This  problem  could  be  overcome  somewhat  by  adding 
curvature  to  the  walls  of  the  building  facing  the  courtyard,  so 
that  it  is  more  C-shaped  than  L-shaped  toward  the  interior  of  the 
site. 
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Finally,  it»has  been  noted  that  the  issues  raised  in  the 
scope  does  not  appear  to  have  been  addressed,  regarding  the 
status  of  the  Pagoda  Park  relocation  project,  and  the  potential 
impacts  of  the  Kingston-Bedford/Essex  Street  Development  project 
on  the  relocated  park. 


Massing  and  Visual  Quality 

The  Draft  EIR  attempted  to  evaluate  the  massing  and  visual 
effBcts  of  alternative  plans  along  two  transition  plauies;  one 
froai  the  Financial  District  to  Chinatown  and  the  other  from 
Boston  Common  to  the  Waterfront.   Although  the  objective  of  the 
study  is  clear,  the  conclusions  drawn  in  the  comparative  analysis 
of  building  massing,  and  specifically  the  statement  that 
Alternative  6  "(6)provid«8  more  of  a  transition  to  the  existing 
Chinatown  buildings  than  the  towers  proposed  for  this  location  by 
Alternative  2  through  4."  cannot  b«  appreciated  from  the  visual 
perspectives,  since  a  significant  portion  of  the  lower  rise 
portion  of  the  building  follows  the  curb  line  along  Kingston  and 
Bedford  Streets  and  is  visually  obscured  by  the  Boston  Edison 
Substation  (Figure  IV  E-17).   It  is  true  that  the  height  is 
lower;  however,  the  floor  plate  is  30,000  square  feet  greater  in 
Alternative  6  than  the  other  Alternatives  compared.   The 
conclusions  in  the  DEIR  do  not  reflect  this  difference  in  the 
massing  effect. 


Shadow 

The  shadow  study  identifies  the  areas  that  are  considered  to 
be  shadow  sensitive  in  Figure  IV  E-6  on  page  188.   In  order  to 
compare  the  effects  of  each  alternative  on  these  sensitive  areas, 
the  reviewer  must  flip  back  and  forth  between  40  pages  of  the 
report.   Overlays  would  have  facilitated  the  review  of  this 
section  of  the  report. 

Nonetheless,  it  appears  that  the  most  significant  new  shadow 
•(Impact  would  result  from  both  Alternative  2  and  Alternative  6 
during  the  morning  hours  on  December  22.   The  effect  would  be 
experienced  on  Boston  Common,  and  it  is  not  clear  how  many  days 
prior  to  and  after  December  22  this  shadow  impact  would  be 
experienced.   It  has  also  been  noted  that  only  Alternatives  4  and 
5  do  not  cast  any  shadow  on  the  Boston  Common. 

The  shadow  study  also  showed  that  there  was  minimal  new 
shading  from  any  of  the  alternatives.   However,  any  qualitative 
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effect  of  addtng  to,  or  deepening  existing  shadows  was  not 
considered  in  the  report. 


Infrastructure 

The  issues  raised  in  the  comment  from  the  MWRA  and  the 
Boston  Water  and  Sewer  Commission  must  be  addressed  in  the  Final 
EIR.   Further,  the  adequacy  of  the  infrastructure  should  be 
demonstrated  using  the  same  background  growth  assumptions  used  in 
the  traffic  analysis.   It  is  not  clear  that  the  19.9  percent 
office  growth,  the  21.1  percent  retail  growth  or  Phase  I  and  II 
of  Boston  Crossing  and  Phase  I  of  Commonwealth  Center  have  been 
included  in  the  infrastructure  capacity  analyses. 
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John  P.  DeVillars,  Secretary 

Executive  Office  of  Environmental  Affairs 

100  Cambridge  Street 

Boston,  MA  02202 

Attn:   MEPA  Unit 


Re:   EOEA  No.  6132  -  Kinqston/Bedf ord/Essex  St 
Boston  -  DEIR 

Dear  Secretary  DeVillars: 

Concerning  the  above-referenced  Draft  Environmental 
Impact  Report  (DEIR)  we  submit  the  following  comments: 

The  proposed  project  is  one  of  several  new  projects  which 
will  be  increasing  wastewater  flow  to  the  Boston  and  -MWRA 
sewer  systems.   What  will  the  proponent  do  to  mitigate 
the  impact  of  the  project  on  these  overburdened  systems? 
Will  the  proponent  participate  in  the  rehabilitation  and 
replacement  of  trunk  sewers  to  reduce  the  impact  of 
sewer  overflows  into  the  surface  waters  surrounding 
Boston? 


The  proponent  notes  that  structural  deficiencies,  such  as 
missing  mortar,  loose  or  missing  brick  work  and  other 
signs  of  deterioration,  may  be  present  in  the  on-si±e 
sewers.   Will  the  proponent  rehabilitate  these  sewers? 

In  summary,  as  stated  by  the  proponent,  the  proposed 
development  will  significantly  increase  wastewater  flow. 
Has  the  proponent  investigated  the  possibility  of  I/I 
reduction  to  offset  the  additional  flow  from  this 
project? 


John  P.  DeVillars,  Secretary 
EOEA  No.  613  2 
June  %j    1989 
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We  appreciate  the  opportunity  to  comment.   Should  you 
have  any  questions,  please  do  not  hesitate  to  call  me  at 
(617)  241-6238. 


Very  truly  yours. 


i2.iZ^ 


Katina  N.  Belezos,  Project  Engineer 
Technical  Support  Unit 
Wastewater  Engineering 


KNB/gmc:392 


191  Hamilton  Sf 
Cambridge,  Masf$» 
May  30,  1989 


Steven  C.  Davis 

Director,  Environmental  Review 

Executive  Office  of  Environmental 

100  Cambridge  Street 

Boston,  Mass.   02202 


Affairs 


ME  pa" 


Subject  :  Draft  Environmental  Impact  Report  for  Kingston/Bedford 

Essex  Street  Development        EOEA  #  6132 


Dear  Mr.  Davis, 
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Unfortunately,  much  of  the  capacity  and  service  analysis 
in  the  EIR  is  based  on  data  supplied  by  the  MBTA,  rather  than  by 
direct  empirioal  measurement.   Simply  because  the  MBTA  says 
something  is  so  is  no  reason  to  believe  them,  based  on  the  quality 
of  service  we  perceive.   One  MBTA  official  told  me  several  years 
ago  that  the  MBTA  had  given  up  on  the  Green  Line  because  they 
can't  understand  it.   I  see  no  reason  to  presume  that  the  MBTA  has 
a  firm  grasp  on  operations  of  the  Green  Line  or  the  Red  Line,  or 
any  other  line  on  the  system.   The  only  real  test  of  understanding 
transit  operations  is  to  develop  a  database  of  empirical 
information  on  train  frequency,  loadings  and  headway  variations, 
as  well  as  trip  times. 

The  transit  introduction  on  page  62  sounds  too  much  like 
PR  for  the  MBTA  and  the  myth  of  the  "there's  no  problem"  transit 
system.   True,  there  has  been  some  recovery  since  1981,  but  the 
quality  of  transit  service  lies  well  below  that  of  the  1960s  and 
even  the  1970s,  to  say  nothing  of  the  decades  prior  to  1950,  when 
seasoned  transit  personnel  ran  the  system  on  schedule.   Barry 
Locke  was  only  the  worst  of  the  transit  fakers  who  crippled 
operations  and  morale  of  the  system,  driving  the  good  people  out 
and  locking  political  appointees  into  high  paying  sinecures.  So 
now  we  have  virtually  no  one  who  really  understands  key  transit 
lines,  either  how  they  work  or  how  they  could  work. 

True,  there  has  been  much  repair  to  rolling  stock  and 
purchase  of  new  equipment,  but  there  has  also  been  retirement  of 
old  equipment  and  reliability  problems  with  both  new  and  rebuilt 
equipment. 

The  December  2,  1988  letter  from  MBTA  Operations  Planning 
indicates  29  trains  scheduled  for  peak  hour  service.   How  many 
actually  complete  the  run?   The  letter  states  that  generally  each 
train  makes  one  trip  in  each  direction  in  the  peak  hour.   However, 
my  measurements  of  the  Red  Line  in  the  early  afternoon  indicate 
that  the  time  from  Alewife  to  Braintree  is  about  95-105  minutes. 
Was  the  60-minute  round  trip  time  a  carryover  from  operations 
prior  to  the  Alewife  and  Braintree  extensions?   My  time 
measurements  indicate  that  the  Harvard  to  Quincy  Center  run  would 
be  in  the  range  of  70-80  minutes.   What  is  the  scheduled  round 
trip  time  on  the  Red  Line  and  how  does  actual  train  performance 
compare  with  this  schedule? 

The  added  line  extensions  to  the  Red  Line  will  require 
more  trains  to  provide  the  same  headways  and  volume  movements  past 
the  peak  load  point.   I  estimate  that  about  25%  more  cars  are 
needed  on  the  Red  Line  just  to  handle  the  extension  travel. 
Furthermore  the  operation  of  6-car  trains  increases  the  headways 
between  trains,  compared  to  4-car  train  operation.   With  104  Red 
Line  cars  available  for  service  in  1977,  the  150  cars  available  in 
1989  for  the  extended  Red  Line  with  an  average  of  5.2  cars  per 
train  results  in  headways  which  are  12%  longer  than  those  of  1977. 
With  scheduled  Red  Line  headways  downtown  of  aoout  3.2  minutes, 
this  is  equivalent  to  an  additional  platform  delay  of  12  seconds 


=   3   = 

for  every  Red  Line  Rider.   For  the  Final  EIR,  what  is  the 
estimated  impact  of  Red  Line  train  operations  on  headways  and 
delay? 

Using  a  3.2  minute  headway,  an  average  of  5.18  cars  per 
train  and  180  riders  per  train,  I  calculate  a  one-way  train 
capacity  of  17,500  passengers  per  hour.   This  result  contrasts 
with  the  peak  hour  capacity  of  27,000  pass/hr  shown  on  page  66  of 
the  DEIR  and  the  ridership  count  of  12,750  p/hr  shown  in  the  MBTA 
letter  of  December  2,  1988.   These  figures  suggest  that  the  Red 
Line  is  being  operated  at  less  than  50%  of  -its  present  capacity? 
Is  this  the  correct  interpretation?   Where  is  the  peak  load  point? 
What  has  the  trend  been  in  the  past  10  years  in  ridership  counts 
at  this  peak  load  point?   What  was  the  measured  train  frequency? 

I  suspect  that  the  27,000  figure  results  from  using  the 
MBTA  assumption  of  a  one-hour  round  trip,  instead  of  something 
closer  to  90  minutes.   If  the  17,500  pass/hr.  is  a  more  accurate 
measure  of  existing  Red  Line  capacity,  then  the  Red  Line  is  being 
utilized  at  only  73%  of  capacity  in  the  peak  hour.  Either  some 
trains  are  not  being  run  at  all  or  many  trains  are  being  moved  at 
sub-capacity  loadings. 

How  many  daily  riders  would  be  expected  from  the 
development  and  along  the  Red  Line?   The  MBTA  data  suggests  21,250 
one-way  riders  over  a  2-hour  period,  or  42,500  two-way  riders.  How 
many  riders  in  either  direction  would  be  expected  over  a  24-hour 
period?  200,000? 

The  joint  operation  of  4-car  and  6-car  trains  is  very 
undesirable  from  the  viewpoint  of  maintaining  line  stability.   The 
one  advantage  of  the  older  4-car  trains  is  that  they  have  4 
loading  doors  per  car,  compared  to  the  3-door  loading  of  the  newer 
number  1  and  2  cars  which  make  up  the  6-car  trains.   Still,  there 
will  be  a  tendency  for  the  older  4-car  trains  to  become  overloaded 
and  to  destabilize  the  Red  Line  as  they  fall  behind.  Reliability 
problems  with  the  older  equipment  will  also  present  problems. 

For  Red  Line  mitigation,  I  would  propose  that  4-car  train 
service  be  restored  throughout  the  Red  Line  operations.   This 
would  provide  uniform  train  length  and  headways  on  the  line.   It 
would  also  reduce  headways  by  23%  to  2.5  minutes.   This  represents 
a  savings  of  40  seconds  in  headways  or  an  average  platform  waiting 
delay  of  20  seconds.   If  this  time  is  applied  to  all  Red  Line 
Riders  over  a  full  year,  I  estimate  a  time  savings  of  $1.3  million 
(at  S4/hour  time  value) .   The  operation  of  4-car  trains  would 
require  about  8  additional  train  operators,  which  at  $50,000  each 
represents  an  added  cost  of  $400,000.   Therefore,  4-car  trains 
would  appear  to  have  a  benefit/cost  ratio  of  over  3. 

Other  advantages  of  4-car  trains  are  the  more  even  loading 
of  cars  in  a  train  (more  efficient  utilization  of  trains)  as  well 
'as  a  50%  reduction  in  pulse  loadings  on  stairs  and  escalators. 
This  latter  factor  is  very  important  at  critical  loading  stations 
such  as  Park  Street,  where  platform  capacity  is  limited  and  riders 


lose  time  talking  along  platforms  to  get  to  exits.   Furthermore, 
Red  Line  pulses  of  passengers  will  create  50%  worse  shock  loadings 
on  the  Green  Lirre  and  result  in  destabilizing  delays  to  train 
operations  at  Park  Street  on  the  Green  Line.   Similar  surges  can 
affect  the  Orange  Line. 

What  is  the  ridership  volume/capacity  ratio  for  the  Orange 
and  Green  Lines?  Based  on  Table  IV  A-4  on  page  67,  the  Orange  Line 
V/C  appears  to  be  only  60%  and  80%  on  the  Green  Line.   What  is  the 
explanation  for  these  low  train  occupancies'  :  trains  not  fully 
loaded  or  trips  not  made? 

The  Green  Line  listing  shown  on  page  66  is  confusing. 
Does  the  Riverside  line  end  at  Government  Center  or  at  Lechmere? 
How  are  the  Boston  College  line  turnarounds  at  Park  Street 
accounted  for?   What  are  the  current  Green  Line  routings? 

How  do  people  leave  the  development  site  and  reach  the 
South  Station  transit  services?  Will  pedestrians  be  required  to 
cross  the  maze  of  traffic  and  signals  at  Dewey  Square?  What  is 
the  result  of  added  traffic  and  pedestrian  frictions  at  Dewey 
Square? 

The  Final  EIR  should  lay  out  options  for  transportation 
mitigation,  with  emphasize  on  proposals  for  improved  MBTA 
operations  and  pedestrian  access  to  transit  stations. 


Sincerely, 


Stephen  H.  Kaiser 
Traffic  &  Transportation  Engineer 


I 


MEMORANDUM 


WaxcuCi/ve   Cfuce  of  0^t/vi^i»on^nten/al  S^^acfti 

€ne   Wini^  Jtmeet,    ^o^/on,   02i08 


TO: 

ATTN: 
THRU: 
FROM: 
DATE: 
SUBJECT: 


Secretary  DeVillars 

Executive  Office  of  Environmental  Affairs 


Division  of  Air  Quality  Control 
rga-.(^ivision  of  Air  Quality  Control 


Nancy  Baker,  MEPA  Unit 

Christine  Kirb(t^ 

Gary  Idleburj 

May  26,  1989 

EOEA  #6132  -  Kingston/Bedford/Essex  St.  Development,  Boston,  MA 


The  Division  of  Air  Quality  Control  (DAQC)  has  received  and  reviewed  the 
Draft  Environmental  Impact  Report.   Based  on  this  review,  the  DAQC  offers 
the  following  comments: 

1.  The  proponent  has  consulted  with  the  DAQC  to  establish  parameters 
and  inputs  for  an  air  quality  analysis. 

2.  According  to  the  summary  of  analysis  there  were  no  modeled  carbon 
monoxide  exceedances  (8  hr.  or  1  hr.)  of  National  Ambient  Air 
Quality  Standards. 

3.  It  appears  that  impacts  from  this  project  will  not  cause  significant 
deterioration  of  local  traffic  conditions  and  ambient  air  quality. 

4.  Despite  the  result  of  the  air  quality  analysis  for  this  project, 

it  should  be  stated  that  according  to  the  1982  State  Implementation 
Plan  (SIP),  Boston  is  classified  as  being  in  "non-attainment"  of 
the  National  Ambient  Air  Quality  Standards  (NAAQS)  for  carbon 
monoxide.   This  will  require  the  continued  development  and 
implementation  of  Reasonably  Available  Control  Measures  (RACM's) 
by  Boston,  in  cooperation  with  the  state  and  appropriate  Metropolitan 
Planning  Organizations  in  order  to  achieve  compliance  with  NAAQS  for 
the  SIP  as  soon  as  possible. 

If  you  have  any  questions,  please  call  556-1032. 

Glidep 

C-  James  Neely,  Boston  Office 
DAQC  -  Northeast  Region 
Boston  Redevelopment  Authority 
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X)     DRAFT    E.I.R, 


)     FINAL    E.I.R.       Mo.  :       6132 


DATE:       04-:S-S9 


DATE  RECEIVED:   04-25-89    COMMENTS  DUE:  ^- i^  ^'9 


TOWN/CITY 


BOSTON,  MASSACHUSETTS 


PROJECT    PROPONENT; 


BOSTON  REDEVELOP>ENT  .MJTHORITY 
BOSTON  CIT^'  HALL 
BOSTON,  MASSACHUSETTS 


PROJECT    DESCRIPTION:  KINGSTON- BEDFORD/ESSEX  STREET  DEVTLOPJ-ENT . 

BOSTON,  M\SS.\CHUSETTS .     The  proposed  is  the  redevelopment  of  two  major 
city  parcels   located  in  the  financial  district  of  downtown  Boston  for 
a  major  general-use  project  to  include  office,  retail,  hotel  and  residential 
uses  in  either  one  or  two  mid  or  high  rise  buildings.     A  landscaped  public 
plaza  offering  street  life  and  pedestrian  amenities  may  be  formed  by  the 
closure  of  Columbia  Street  to  vehicular  traffic.      In  addition,   the  existing 
Kingston- Bedford  garage  structure  would  be  demolished  to  accomodate  the 
proposed  new  development.     The  project  site  contains  approximately  1.1  acres 
of  land 
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EOTC   C0MMEN1 3 


ON   THE   DEIR  FOR  KINGSTON-BEDFORD-ESSEX  STREET 
DEVELOPMENT,  BOSTON,  MA 
EOEA  ^^6132 


EOTC  has  reviewed  the  DEIR 
Street   Project,    a   proposed  m 
constructed   at   the   intersection 
Street,   Essex  Street  and  Lincoln 
of  Boston.    The  proposed  proje 
office,   retail,   and  hotel  space. 
alternatives   with   the   project   s 
1,005,000    square   feet   of   total 
preferred   alternative   is   recomme 
analysis   examines   the  alternative 
traffic  volumes. 


for  the  Kingston-Bedford-Essex 
ixed  use  development  to  be 

of  Bedford  Street,  Kingston 
Street  in  the  Downtown  Section 
ct  would  consist  of  a  mix  of 
The  proponent  has  examined  5 
ize  ranging  from  580,000  to 
development.  Although  no 
nded   in  the  DEIR,  the  traffic 

with  the  worst  case  peak  hour 


The  project  is  proposed  in  an  area  which  currently 
experiences  congested  and  complex  traffic  operating  conditions 
and  where  several  major  projects  are  planned  or  being  considered 
for  the  upcoming  years.  These  projects  include  private 
developments  such  as  Commonwealth  Center  and  Boston  Crossing  as 
well  as  public  infrastructure  projects  such  as  the  Central 
Artery /Third  Harbor  Tunnel,  the  widening  of  Essex  Street,  and 
the  South  Boston  Piers  Transit  Study  which  discusses  a  new 
underground  transit  line  connecting  dowtown  Boston  to  the  Fort 
Point  Channel  area. 

The  proponent  states  that  the  widening  of  Essex  Street  is  a 
necessary  improvement  to  accomodate  future  development. 
However,  the  City  of  Boston  has  made  no  final  plans  to  widen 
this  street.  The  FEIR  should  discuss  the  status  of  this  Essex 
Street  widening  project  in  relation  to  the 
Kingston-Bedford-Essex  Street  development  and  state  what 
additional  intersection  mitigation  is  necessary  should  Essex 
Street  not  be  widened. 


This  site  is  ideally  situated  to  take  advantage  of  existing 
and  proposed  MBTA  service.  The  proponent  mentions  the 
possibility  of  constructing  an  underground  transit  tunnel 
connecting  the  underground  parking  structure  to  an  underground 
transit  line  currently  being  considered  by  MBTA  as  a  means  to 
provide  public  transit  service  to  the  Fort  Point  Channel 
development  area  of  South  Boston.  The  proponent  has  included 
very  basic  sketches  of  this  transit  tunnel  in  the  DEIR.  The 
proponent  must  confer  further  with  MBTA  regarding  the  design  and 
construction  of  this  transit  tunnel.  All  correspondence  should 
be  documented  in  the  FEIR  along  with  updated  design  and 
construction  plans. 

5-30-89 


Boston  Water  and 
S«wer  Commission 


425  Summer  Street 
Boston,  MA  0221  0-1700 
617-330-9400  - 

Fax  617-330-5167 


May    25,     1989 


Secretary  John  P 
Executive  Office 
20th  Floor 

100  Cambridge  Street 
Boston,  Massachusetts 

Attention:  MEPA  Unit 


DeVillars 
of  Environmental  Affairs 


02202 


Re:   Kingston-Bedford-Essex  Street  Development 
Boston,  Mass.,  EOEA  #6132 

Dear  Secretary  DeVillars: 

The  Commission  has  reviewed  the  Draft  Environmental  Impact 
Report  (DEIR)  submitted  for  the  proposed  Kingston-Bedford-Essex 
Street  Development  (EOEA  #6132) ,  located  in  downtown  Boston.   In 
general,  we  need  much  more  detail  on  the  impact  of  the  selected 
alternative  on  the  Commission's  water,  sewer  and  drain  lines. 
Our  specific  concerns  which  must  be  addressed  in  the  Final 
Environmental  Impact  Report  (FEIR)  follow: 

1.  Evaluate  the  ability  of  the  existing  water,  sewer  and 
drain  systems  to  handle  water  demand,  sewage  and  drainage 
from  the  project. 

2.  Analyze  opportunities  for  separating  combined  sewers  in  the 
vicinity  of  the  project.   Coordinate  this  analysis  with  the 
utility  engineers  for  Boston  Crossing  and  the  Commonwealth 
Center  projects,  two  nearby  developments  that  are 
investigating  separation. 

3.  The  FEIR  should  include  maps  showing  the  existing  water, 
sewer  and  drain  lines  as  well  as  a  map  showing  the  existing 
connections. 

4.  Two  alternatives.  No.  5  and  No.  6,  appear  to  show  a  portion 
of  Columbia  Street  being  utilized  in  the  site  development. 
If  active  services  exist  in  this  area,  the  proponent  must 
submit  plans  indicating  which  services  are  to  be  abandoned 
and  where  they  will  be  relocated. 

5.  If  steam  use  is  planned,  we  would  like  to  see  provisions 
made  for  either  the  reuse  of  steam  condensate  within  the 
development  or  the  return  of  steam  to  the  Boston  Thermal 
Energy  Corporation. 


6.    The  calculations  for  water  demand  should  include  a  separate 
estimate  for  air-conditioning  makeup  water.   This  estimate 
should  be  based  on  the  equipment  manufacturer's  performance 
data  and  should  be  included  in  the  FEIR. 

7.'    The  proponent  is  advised  to  consult  his  utility 

engineer  concerning  the  adequacy  of  the  fire  flow  data. 
These  tests  can  be  requested  by  contacting  the 
Commission's  Engineering  Services  Division,  Frank 
McLaughlin  at  ext.  444. 

8.  The  estimates  of  sewer  line  capacity  for  Columbia, 
Kingston,  Lincoln  and  Essex  Streets  are  inconsistent. 
A  table  showing  slope  and  estimated  friction  factors 
for  these  sewers  may  make  this  presentation  clearer. 

9.  The  sewage  generation  estimate  should  include  cooling 
tower  blowdown  and  steam  condensate  volumes  if 
applicable. 

10.  The  proponent  should  be  aware  that  discharge  of  groundwater 
to  the  Commission's  storm  drain  system  on  a  permanent  basis 
is  prohibited.   Discharge  of  groundwater  to  storm  drains 
and  combined  sewer  may  be  permitted  on  a  temporary  basis, 
provided  that  the  proponent  obtains  a  permit  from  the 
Commission's  Engineering  Services  Division. 

11.  The  Commission  recommends  that  wells  installed  for  the 
purpose  of  observing  groundwater  levels  be  installed 
on  a  permanent  basis.   The  location  of  the  observation 
wells  should  be  indicated  on  any  plans  submitted  to  the 
Commission  in  the  future. 

Thank  you  for  this  opportunity^^o  comment  on  this  project. 


John  P.  Sullivan,  Jr.,  P.E, 
Chief  Engineer 


JPS/PK/mo 

cc:  Stephen  Coyle  -  BRA 

Attn:  Richard  Mertens  -  BRA 


Robert  Green  -  Metropolitan/Columbia  Plaza  Venture 
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May   30,   1989 

Secretary  John  P.   DeVi liars 
Executive  Office  of  Environmental   Af 
100  Cambridge  Street 
Boston,   MA     02202 

Attention:     Nancy  Baker,  MEPA  Unit 

RE:     Kingston-Bedford-Essex  Street  Development,  Boston,  MA 
EOEA  No.    6132 

Dear  Secretary  DeVlllars: 

Staff  of  the  Massachusetts  Historical   Commission  have  reviewed  the  Draft 
Environmental    Impact  Report  for  the  proposed  project  listed  above. 

The  report  adequately  Identifies  the  historic  resources  adjacent  to  the 
proposed  project  site  including  the  Bedford  Building,   Procter  Building,  Church 
Green,  80-86  and  88-100  Kingston  Street  and  the  proposed  Kingston-Essex  Street 
Textile  Historic  District. 


ID 


The  MHC  staff  feels  that  the  proposed  high-rise 
Building  by  introducing  visual   elements  that  are 
historic  structure.     The  staff  of  the  MHC  had  th 
project  proponents  to  review  alternative  designs 
designs  which  reduce  the  height  of  the  low-rise 
and  alter  the  design  of  the  high-rise  have  been 
effects  of  the  new  construction  on  the  Bedford  B 
forward  to  reviewing  these  new  designs  in  the  Fi 
recommend  alternatives  be  considered  that  would 
high-rise  tower.      In  addition  alternatives  which 
Street  should  be  explored  in  the  FEIR. 


adversely  affects  the  Bedford 
out  of  character  with  the 
e  opportunity  to  tueet  with  the 

for  the  site.  Alternative 
at  Kingston  and  Bedford  Street 
considered  to  reduce  the 
uilding.  MHC  staff  looK 
nal  EIR.  MHC  staff  also 
reduce  the  height  of  the 
would  retain  80-86  Kingston 


The  DEIR  states  that  an  archaeological    reconnaissance  survey  shall   be 
conducted  and  the  results  included  in  the  FEIR.     MHC  concurs  with  the  proposed 
scope  of  the  archaeological    survey  and  looks  forward  to  receiving  a  report 
describing  the  results  of  the  study.     MHC  recommends  that  the  archaeological 
report  be  submitted  to  the  MHC  prior  to  the  completion  of  the  FEIR,   so  that  if 
significant  archaeological   resources  are,   in  fact,  discovered,   the  MHC  has  the 
opportunity  to  consult  with  project  proponents  in  developing  an  appropriate 
mitigation  plan.     The  litigation  plan  could  then  be   included  in  the  FEIR. 

These  comments  are  offered  to  assist  in  compliance  with  M.G.L.   Ch.   9,   ss. 
,26-27c,   as  amended  by  Ch.   152  of  the  Acts  of  1983   (950  CMR  71.00)   and  MEPA. 
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If  you  have  any  questions,  please  feel  free  to  contact  Maureen  A.  Cavanaugh  of 
this  office.      ~ 

Sincerely, 


Vc 


Valerie  Ta Image      "^ 
Executive  Director 
State  Historic  Preservation  Officer 
Massachusetts  Historical  Conmission 


cc:  Pam  Wessling,  BRA 

Judith  McDonough,  BLC 
Antonia  Pol  lack,  BPA 
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APPENDIX  15 
LIST  OF  COMMUNITY  MEETINGS 
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List  of  Comniunity  Meetings 


The  project's  development  team  was  selected  by  the  Boston 
Redevelopment  Authority  through  a  lengthy  community  participation 
process.   Since  its  designation,  the  development  team  has  been 
working  closely  with  the  communities  through  active  participation 
in  the  Boston  Redevelopment  Authority  ("BRA")  Advisory  Panel  which 
consists  of  representatives  of  the  development  team,  the  Parcel 
18+  Development  Task  Force.   Chinatown/South  Cove  Neighborhood 
Council  ("CNC"),  the  BRA,  the  Massachusetts  Bay  Transportation 
Authority,  the  City  of  Boston  Public  Facilities  Department,  the 
City  of  Boston  Real  Property  Board,  the  Mayor's  Office  of  Jobs  and 
Community  Service,  and  the  Governor's  Office  of  Economic 
Development.   In  addition  to  coordinating  the  community  design 
review  process,  the  Advisory  Panel  also  plans  for  the 
implementation  of  the  community  benefits  package. 

The  Advisory  Panel  and  its  community  benefits  planning 
committees  (ie.,  housing,  community  development  fund,  childcare, 
MBE,  Job  Training,  etc.)  have  been  meeting  weekly  since  November, 
1988.   The  development  team  also  has  made  regular  project  status 
reports  to  the  Chinatown/South  Cove  Neighborhood  Council  and  the 
Parcel  18+  Development  Task  Force  in  their  respective  monthly 
meetings. 

The  project  development  team  has  also  been  participating  in 
the  Chinatown  Waste  Plan  process  which  includes  the  formulation  of 
a  land  use  and  zoning  plan  for  Chinatown. 

The  following  lists  meetings  held  in  addition  to  the 
structured  community  participation  format  described  above. 

DATE  MEETING 

06/30/88  Concept  design  review  by  representatives  of 

Asian  Community  Development  Corporation 
("ACDC),  Chinese  Economic  Development  Council 
("CEDC"),  Chinese  Consolidated  Benevolent 
Association  and  CNC 

09/14/88  Concept  design  review  by  CNC  and 

representatives  of  community  media 

01/12/89  Schematic  review  by  members  of  CNC  Land  Use 

and  ACDC,  CEDC,  Land  Task  Force 
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DATE 


MEETING 


02/03/89 

03/06/89 

03/20/89 

04/03/89 

04/13/89 

04/26/89 

05/15/89 

05/15/89 

06/05/89 
06/05/89 

06/07/89 


Schematic  review  by  members  of  Boston 
Preservation  Alliance 

Schematic  review  by  members  of  Boston 
Preservation  Alliance 

Community  presentation  of  schematic  design  and 
community  benefits 

Project  update  with  abutters  at  33-35  Kingston 
Street 

Schematic  review  by  members  of  Massachusetts 
Historical  Commission 

Community  presentation  of  draft  environmental 
report 

Project  overview  with  Bethany  Kendall, 
Downtown  Crossing  Association 

Project  update  with  abutters  at  33-35  Kingston 
Street 

Community  Forum  on  Chinatown  Childcare 

Schematic  review  with  abutters  at  33-35 
Kingston  Street 

Project  overview  with  Board  of  Downtown 
Crossing  Association 
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EXHIBIT  A 


A  certain  planned  development  area  in  the  Commonwealth  of 
Massachusetts,  County  of  Suffolk,  City  of  Boston,  situated  in  the 
two  blocks  bounded  by  Essex,  Kingston,  Bedford  and  Lincoln 
Streets,  and  the  John  F.  Fitzgerald  Expressway,  and  comprises: 

Parcels  1,  2,  3,  4,  &  5A 

Subsurface  parcels  A,  B,  &  C 
Area  D 

As  shown  on  a  plan  entitled  "Kingston/Bedford  Development 
Plan,  Boston,  Massachusetts",  dated  June  16,  1989,  revised  June 
23,  1989,  prepared  by  Yu  Sing  Jung,  Jung/Brannen  Associates,  Inc., 
more  particularly  bounded  and  described  a  follows: 

Beginning  at  a  point  57.07  feet  N  06  31  51  W  of  the 
intersection  of  the  easterly  sideline  of  Kingston  Street  and  the 
northerly  sideline  of  Essex  Street,  said  point  being  the 
northwesterly  corner  of  land  now  or  formerly  of  Kingston  Street 
Associates  Limited  Partnership;  thence  running 

N  06  31  51  W   0.85  feet  to  a  point;  thence  turning  and  running 

N  06  11  30  W   53.07  feet  to  a  point,  said  last  two  courses  being 

by  Kingston  Street;  thence  turning  and  running 

N  85  22  58  W   12.79  feet  to  a  point;  thence  turning  and  running 

N  04  37  02  E   61.83  feet  to  a  point  on  the  easterly  sideline  of 

Kingston  Street;  thence  turning  and  running 

N  07  04  10  W   14.01  feet  to  a  point;  thence  turning  and  running 

N„06  40  36  W   10.51  feet  to  a  point  of  curvature,  said  last  two 
.♦v:'-^fi^„,,      cott^rses  being  by  Kingston  Street;  thence  turnlag 
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S  85  22  58  E   201.50  feet  to  a  point;  said  point  being  on  the 

extension  of  the  centerline  of  Columbia  Street; 
thence  turning  and  running 

S  04  37  02  W   114.71  feet  along  the  centerline  of  Columbia  Street 

to  a  point;  thence  turning  and  running 

S  85  22  58  E   15.00  feet  to  a  point  on  the  easterly  sideline  of 

Columbia  Street;  thence  turning  and  running 

S  84  48  30  E    40.19  feet  to  a  point;  thence  turning  and  running 

N  05  11  30  E   0.17  feet  to  a  point;  thence  turning  and  running 

S  84  48  30  E   22.13  feet  to  a  point;  thence  turning  and  running 

N  06  11  31  E   0.33  feet  to  a  point;  said  last  four  courses  being 

by  land  now  or  formerly  of  Patrick  Callahan;  thence 
running 

N  06  11  31  E   7.99  feet  to  a  point;  thence  turning  and  running 

S  83  43  56  E   13.60  feet  to  a  point,  said  last  two  courses  being 

by  land  now  or  formerly  of  Lincoln  National  Life 
Insurance  Company;  thence  turning  and  running 

S  06  16  04  W   0.50  feet  to  a  point;  thence  turning  and  running 

S  83  43  56  E   64.80  feet  to  a  point  on  the  westerly  sideline  of 

Lincoln  Street;  said  last  two  courses  being  by  land 
now  or  formerly  of  Henry  C.  Brookings;  thence 
turning  and  running 

S  06  45  32  W   132.21  feet  by  Lincoln  Street  to  a  point  of 

curvature,  said  point  being  on  the  extension  of  the 
westerly  sideline  of  Lincoln  Street;  thence  turning 
and  running 

SOUTHWESTERLY  37.47  feet  by  a  curve  to  the  right  having  a  radius 

of  28.00  feet  to  a  point  of  non-tangency ;  thence 
turning  and  running 

N  81  11  30  W   44.63  feet  to  a  point  on  the  northerly  sideline  of 

the  John  F.  Fitzgerald  Expressway;  thence  turning 
and  running 

S  67  17  17  W   28.69  feet  by  the  John  F.  Fitzgerald  Expressway  to 

a  point;  thence  turning  and  running 


N  85  06  13  W   43.41  feet  partially  by  the  John  F.  Fitzgerald 

Expressway  and  partially  by  Essex  Street  to  the 
intersection  of  the  easterly  sideline  of  formerly 
Columbia  Street  and  the  northerly  sideline  of  Essex 
Street;  thence  turning  and  running 

N  85  05  34  W   30.00  feet  to  the  intersection  of  the  westerly 

sideline  of  formerly  Columbia  Street  and  the 
northerly  sideline  of  Essex  Street;  thence  turning 
and  running 

N  81  11  30  W   59.81  feet  by  Essex  Street  to  a  point;  thence 

turning  and  running 

N  03  52  59  E   51.94  feet  through  the  middle  of  a  twenty  inch 

party  wall  to  a  point;  thence  turning  and  running 

N  85  48  13  W   0.50  feet  to  a  point;  thence  turning 

and  running 

N  03  52  59  E   16.22  feet  to  a  point;  thence  turning  and  running 

N  86  51  07  W   14.12  feet  to  a  point;  thence  turning  and  running 

S  03  08  53  W   0.83  feet  to  a  point;  thence  turning  and  running 

N  86  51  07  W   107.51  feet  through  the  middle  of  a  twenty  inch 

party  wall  to  the  point  of  beginning,  said  last  six 
courses  being  by  land  now  or  formerly  of  Kingston 
Street  Associates  Limited  Partnership. 

Containing  74,082  square  feet,  more  or  less,  or  6,882  square 
meters,  more  or  less,  or  1.70  acres,  more  or  less. 

Subject  to  any  and  all  existing  easements  and  rights  of  ways. 


EXHIBIT  C 


3RA  Approval:   6/29/39 
Zoning  Commission  Approval:*  3/11/89 


BOSTON  REDEVELOPMENT  AUTHORITY 
June  29,  1989 


DEVELOPMENT  PLAN/DEVELOPMENT  IMPACT  PROJECT  PLAN 

for 
PLANNED  DEVELOPMENT  AREA  NO.  3  5 

Bounded  by  Kingston  Street,  Bedford  Street,  Essex  Street, 
the  John  F.  Fitzgerald  Expressway  and  Lincoln  Street 

Development  Plan:   In  accordance  with  Section  3-lA  of  the 
Boston  Zoning  Code  (the  "Code"),  this  development  plan  sets  forth 
information  on  the  development  of  a  mixed-use  facility  ("One 
Lincoln  Street")  on  the  Kingston-Bedford-Essex  site  in  downtown 
Boston,  including  the  proposed  location  and  appearance  of 
structures,  open  spaces  and  landscaping,  the  proposed  uses  of  One 
Lincoln  Street,  the  proposed  dimensions  of  structures,  the 
proposed  densities,  the  projected  number  of  employees,  the 
proposed  traffic  circulation,  parking  and  loading  facilities, 
access  to  public  transportation  and  other  major  elements  of  One 
Lincoln  Street  (the  "Development  Plan").   This  Development  Plan 
represents  the  first  stage  in  the  planning  process  for  the 
development  of  One  Lincoln  Street.   In  the  next  stage  of  the 
development  process,  final  plans  and  specifications  for  One 
Lincoln  Street  (the  "Final  Plans  and  Specifications")  will  be 
submitted  to  the  Boston  Redevelopment  Authority  (the  "Authority") 
pursuant  to  Section  3-iA  of  the  Code  for  final  design  review 
approval  and  certification  as  to  consistency  with  this  Development 
Plan.   This  Development  Plan  consists  of  7  pages  of  text  and 
tables  plus  attachments  designated  Exhibits  A  through  F.   All 
references  to  this  Development  Plan  contained  herein  shall  pertain 
only  to  such  7  pages  and  attachments.   Exhibits  C  through  E  are 
subject  to  further  design,  environmental  and  other  development 
review  by  the  Authority  in  accordance  with  Article  31  of  the  Code 
and  the  Authority's  Development  Review  Procedures  dated  1985, 
revised  1986  (the  "Development  Review  Procedures"). 

Developer :   The  developer  of  One  Lincoln  Street  is  Kingston 
Bedford  Joint  Venture,  a  Massachusetts  general  partnership, 
consisting  of  Metropolitan  Structures,  an  Illinois  general 


with  amendment  of  first  sentence  of  section  entitled  "Parking  and 
Loading  Facilities"  on  page  6. 


partnership,  Columbia  Plaza  Associates,  a  Massachusetts  general 
partnership,  and  Metropolitan/ Columbia  Plaza  Venture,  a 
Massachusetts  General  partnersnip,  its  successors  and  assigns  (the 
"Developer " ) . 


rchitect :   The  pro]ect  architect  is  Jung/Brannen  Associates, 
with  an  address  of  177  Milk  Street,  Boston,  Massachusetts 


Architect 
Inc .  , 
02109 


Project  Area:   One  Lincoln  Street  will  be  located  within  the 
parcel  of  land  in  Boston,  bounced  by  Kingston  Street,  Bedford 
Street,  Essex  Street,  the  John  ?.  Fitzgerald  Expressway  and 
Lincoln  Street  (other  than  the  portion  of  said  land  occupied  by  88 
Kingston  Street,  105  Bedford  Street  and  the  portion  of  Columbia 
Street  adjacent  to  105  Bedford  Street)  as  more  particularly 
described  in  Exhibit  A  attached  to  this  Development  Plan  and 
incorporated  herein  (the  "Project  Area"). 

Proposed  Location  and  Appearance  of  Structures:   One  Lincoln 
Street  consists  of  tne  demolition  of  the  existing  parking  garage 
and  office  building,  and  the  construction  of  a  mixed  use 
development  consisting  of  an  office  building  with  both  a  tower  and 
a  low-rise  element,  a  new  underground  parking  garage,  and  lower 
floor  retail.   The  uses  of  One  Lincoln  Street  will  be  limited  to 
those  set  forth  in  the  use  chart  attached  hereto  as  Exhibit  B  and 
incorporated  herein  (the  "Use  Chart").   The  location  and 
appearance  of  the  office  tower,  the  low-rise  element,  the 
underground  parking  garage  and  other  improvements  of  One  Lincoln 
Street  shall  generally  conform  with  the  schematic  drawings  and 
other  materials  contained  in  the  One  Lincoln  Street  (Kingston/ 
Bedford  Development  Plan)  Revised  Developer's  Alternative 
Schematic  Design  Submission  dated  June  1,  1989,  which  drawings  are 
attached  hereto  as  Exhibit  C  and  incorporated  herein  (the  "Revised 
Design  Submission").   These  plans  are  subject  to  change  based  upon 
further  design,  environmental  and  other  development  review  by  the 
Authority  m  accordance  with  Article  31  of  the  Code  and  the 
Development  Review  Procedures. 

The  office  tower  will  be  constructed  over  the  southeastern 
portion  of  the  Project  Area,  connected  to  and  integrated  with  the 
low-rise  element  over  the  western  and  northern  portions  of  the 
Project  Area,  which  is  stepped  back  from  the  street  at  several 
levels.   The  base  contains  office  space,  retail  space  and  a  skylit 
second-floor  public  atrium.   One  Lincoln  Street's  design 
harmonizes  with  the  surrounding  neighborhood  in  scale  and 
architectural  elements  and  preserves  the  City's  history  and 
character  through  the  use  of  scale-giving  elements  in  the  facade 
design,  carefully  planned  massing,  materials  and  ornamentation 
characteristic  of  landmark  buildings  in  the  City.   One  Lincoln 
Street  shall  have  heights  and  gross  floor  areas  consistent  v/ith 
those  set  forth  in  the  dimensional  chart  attached  hereto  as 
Exhibit  D  and  incorporated  herein  (the  "Dimensional 
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Requirements" )  r  as  suc'r.   may  be  effected  by  cnanges  to  One  Lincoln 
Street  resulting  from  furtner  design,  environmental  and  other 
development  review  by  the  Authority  m  accordance  v;ith  Article  31 
cf  the  Code  and  the  Development  Review  Procedures. 

The  mid-portion  of  the  office  tower  makes  a  transition  from 
the  solid  appearance  of  precast  panels  with  punched  v;indows  to  a 
less  solid  appearing  glass  and  <ynar- f inished  curtain  wall  system, 
Its  overall  mass  broken  up  through  a  series  of  corner  setbacks,  a 
slimming  vertical  emphasis,  and  the  change  in  material.   One 
Lincoln  Street's  overall  scale  is  minimized  by  separating  One 
Lincoln  Street  visually  into  two  buildings.   It  is  currently 
contemplated  that  said  minimization  in  scale  will  be  accomplished 
by  cladding  the  low-rise  element  in  red  brick  above  a  granite  base 
(in  contrast  to  the  grey  granite  base  of  the  office  tower),  and  by 
incorporating  an  all-glass  connection  where  the  low-rise  element 
meets  the  office  tower. 

The  Developer  anticipates  commencing  construction  of  One 
Lincoln  Street  in  the  first  half  of  1990,  and  completing 
construction  by  the  end  of  1993. 

Open  Spaces  and  Landscaping;   One  Lincoln  Street  will  include 
a  series  of  ground  floor  lobbies,  passages,  and  public  spaces 
which  incorporate  retail  shops  wherever  possible.   The  Developer 
intends  to  construct  a  four-story  landscaped  and  skylit  atrium 
which  extends  upward  from  the  second  floor  above  the  central 
public  space  alongside  the  proposed  Columbia  Street  pedestrian 
plaza.   A  community  exhibition  area  is  proposed  to  be  included  in 
the  development  of  the  atrium  public  area.   One  Lincoln  Street 
will  form  a  vital  pedestrian  link  by  integrating  established 
pedestrian  passageways  in  the  area  into  the  access  points  of  the 
building,  thereby  offering  a  variety  of  interior  streets,  passages 
and  lobbies  to  gather,  shop  and  further  explore  the  surrounding 
area. 

The  Developer  will  also  landscape  the  sidewalk  area 
surrounding  the  building,  pave  the  sidewalk  area  with  brick 
pavings  with  granite  curbs,  provide  acorn  lighting  fixtures  and 
street  trees,  and  preserve  the  existing  granite  slaos  in  the 
sidewalk  area.   The  Developer  will  construct  a  landscaped 
pedestrian  plaza  on  the  remaining  portions  of  Columbia  Street 
ad]acent  to  the  building  which  will  harmonize  with  the 
architectural  theme  of  One  Lincoln  Street's  public  spaces.   If  the 
existing  building  located  at  the  corner  of  Essex  Street  and 
Kingston  Street  is  demolished  and  the  site  of  the  building  is 
acquired  by  the  City  of  Boston  or  the  Authority,  the  Developer 
will  construct  a  public  park  on  the  site  subject  to  design  review 
by  the  Authority  in  accordance  with  Article  31  of  the  Code  and  the 
Levelooment  Review  Procedures. 
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The  Revised  Design  Submission  illustrates  the  proposed  public 
spaces  and  landscaping  to  be  provided  at  One  Lincoln  Street.   The 
foregoing  is  suojsct  to  changes  based  upon  further  design, 
environmental  and  other  development  review  by  the  Authority  m 
accordance  with  Article  31  of  the  Code  and  tr.e  Development  Reviev; 
Procedures  . 

Proposed  Uses  of  One  Lincoln  Street:   The  proposed  uses  for 
One  Lincoln  Street  may  include  one  or  more  of  the  uses  in  the  Use 
Chart . 

Proposed  Dimensions  of  Structures;   The  proposed  dimensions 
of  One  Lincoln  Street  are  set  forth  in  the  Dimensional 
Requirements  attached  hereto  as  Exhibit  D.   It  is  expected  that  no 
zoning  exceptions  will  be  required  for  One  Lincoln  Street  since, 
pursuant  to  Section  40-8.5  of  the  Code,  where  conflicts  between  an 
approved  Development  Plan  and  the  Code  occur,  the  provisions  of 
the  approved  Development  Plan  govern. 

Proposed  Densities;   This  Development  Plan  provides  for  an 
overall  maximum  floor  area  ratio  ("FAR")  for  the  Project  Area  of 
12.85  based  upon  the  ratio  of  952,000  square  feet  of  gross  floor 
area  of  proposed  development  to  the  total  land  area  included  in 
the  Project  Area  of  approximately  74,082  square  feet  of  land.   The 
Project  Area  is  larger  than  the  area  of  the  lot  to  be  owned  by  the 
Developer  (as  defined  in  the  Code)  (the  "Lot")  because  portions  of 
One  Lincoln  Street,  such  as  the  underground  parking  garage,  will 
be  located  under  streets  adjacent  to  the  Lot.   This  Development 
Plan  provides  for  a  maximum  FAR  for  the  Lot  of  13.75  based  upon 
the  ratio  of  952,000  square  feet  of  gross  floor  area  to 
approximately  59,250  square  feet  of  land.   Although  further 
design,  environmental  and  other  development  review  by  the 
Authority  in  accordance  with  Article  31  of  the  Code  and  the 
Development  Review  Procedures  may  result  in  changes  to  the 
foregoing,  the  total  development  (not  including  below-grade 
parking)  will  not  exceed  an  FAR  of  14  for  the  Lot  (969,444  square 
feet  of  gross  floor  area). 

Development  Impact  Project  Contribution r   As  required  under 
Section  26A-3  of  the  Code,  the  Developer  will  enter  into  a 
Development  Impact  Project  Agreement  (the  "DIP  Agreement")  with 
the  Authority  and  will  be  responsible  for  making  a  Development 
Impact  Project  Contribution  (the  "DIP  Contribution")  with  regard 
to  One  Lincoln  Street.   The  DIP  Contribution  shall  be  made,  at  the 
Developer's  option,  by  (i)  the  grant  and  payment  by  the  Developer 
of  a  sum  of  money,  payable  at  the  times,  and  in  the  m.anner  and 
under  the  conditions  specified  in  the  DIP  Agreement  (referred  to 
in  Section  26A-2(3)  as  the  "Housing  Contribution  Grant"),  (ii)  the 
creation  by  the  Developer  of  housing  units  for  occupancy 
exclusively  by  low  and  moderate  income  residents  of  the  City  of 
Boston  at  a  cost  at  least  equal  to  the  amount  of  the  Housing 
Contribution  Grant  and  under  the  conditions  specified  in  the  DIP 
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Agreement  {referred  to  in  Section  25A-2(3)  as  the  "Housing 
Creation  Option"),  or  (iii)  some  combination  of  items  (i)  and  (li 
above. 

At  the  present  time,  it  is  anticipated  tr.at  the  DIP 
Contribution  for  One  Lincoln  Street  will  be  satisfied  solely  in 
the  form  of  the  Housing  Creation  Option  subject  to  the  approval  o 
a  Housing  Creation  Proposal  by  the  Authority  and  the  Neighbornood 
Housing  Trust  with  input  from  the  Chinatown  and  Roxbury 
communities.   The  DIP  Contribution  for  One  Lincoln  Street  will  be 
approximately  $4,300,000.   The  DIP  Contribution  shall  be  payaole 
at  the  times,  in  the  manner  and  under  the  conditions  specified  m 
the  DIP  Agreement.   In  the  event  that  a  Housing  Creation  Proposal 
is  not  approved  by  the  Neighborhood  Housing  Trust  and  the 
Authority,  the  Developer  shall  pay  the  DIP  Contribution  in 
accordance  with  the  Housing  Contribution  Grant  provisions  of  the 
DIP  Agreement  entered  into  by  and  between  the  Authority  and  the 
Developer . 

As  required  under  Section  26B-3  of  the  Code,  the  Developer 
will  also  be  responsible  for  making  a  Jobs  Contribution  Grant  with 
regard  to  One  Lincoln  Street.   It  is  anticipated  that  the  Jobs 
Contribution  Grant  for  One  Lincoln  Street  will  be  approximately 
$900,000.   The  Jobs  Contribution  Grant  shall  be  payable  at  the 
times,  in  the  manner  and  under  the  conditions  specified  in  the  DIP 
Agreement . 

Projected  Number  of  Employees:   It  is  anticipated  that  One 
Lincoln  Street  will  generate  approximately  2,000  construction  jobs 
and  provide  approximately  4,000  permanent  jobs. 

Proposed  Traffic  Circulation;   The  development  of  One  Lincoln 
Street  will  contribute  to  the  reduction  of  the  recurring  traffic 
congestion  surrounding  the  Project  Area.   A  new  underground 
parking  garage  designed  and  operated  as  a  modern  first  class 
facility  will  replace  the  existing  deteriorated  above-grade 
garage.   Sub]ect  to  further  design,  environmental  and  development 
review,  access  to  and  egress  from  the  underground  garage  will  be 
provided  from  Lincoln  Street  and  Kingston  Street.   Traffic 
circulation  in  and  out  of  the  underground  garage  will  be  designed 
to  prevent,  to  the  maximum  extent  possible,  the  on-street  queuing 
of  arriving  vehicles  during  peak  hours  and  thereby  lessen  any 
potential  delays  and  other  adverse  traffic  impacts. 

In  addition,  the  Developer  will  cooperate  with  the  City  in 
the  City's  plans  to  widen  Essex  Street,  an  improvement  which  will 
be  made  more  feasible  by  One  Lincoln  Street.   The  City's  widening 
of  Essex  Street  will  allow  for  two  lanes  of  westbound  traffic  to 
connect  the  Surface  Artery  with  Avenue  De  Lafayette,  resulting  in 
a  new  westbound  link  from  the  Surface  Artery  to  Tremont  Street, 
and  thereby  improving  access  and  egress  to  and  from  the  east  to 
the  Midtown/Cultural  District  and  Downtown  Crossing. 
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The  Project  Area  promotes  pedestrian  access  given  its 
location  in  the  heart  of  downtown,  with  excellent  access  to  nearby 
transit  stations  and  terminals,  parking  and  other  office,  retail, 
governmental  and  recreational  facilities.   The  completed  and  soon 
to  be  completed  development  of  surrounding  parcels  formerly 
occupied  by  parking  facilities  --  125  Summer  Street  and  99  Summer 
Street,  for  example  --  has  served  and  will  serve  to  bring  new 
ground  level  retail  uses  and  pedestrian  activity,  improving 
pedestrian  circulation  in  an  area  which  had  been  a  barrier  in  the 
past  between  the  retail  area  and  South  Station,  the  Leather 
District  and  Chinatown.   Development  of  the  Project  Area  will 
continue  to  add  to  this  vitality  and  the  ease  of  pedestrian 
traffic. 

The  traffic  diagram  attached  to  this  Development  Plan  as 
Exhibit  E  and  incorporated  herein  (the  "Traffic  Diagram")  depicts 
the  proposed  traffic  circulation  for  One  Lincoln  Street.   The 
Traffic  Diagram  is  subject  to  further  design,  environmental  and 
other  development  review  by  the  Authority  in  a'ccordance  with 
Article  31  of  the  Code  and  the  Development  Review  Procedures. 

Parking  and  Loading  Facilities;   The  underground  parking 
garage  will  contain  five  levels  and  will  have  a  proposed  total 
capacity  of  up  to  approximately  920  cars,  but  no  fewer  than  850 
cars,  serving  both  public  and  tenant  parking  needs.   Part  of  the 
garage  may  be  located  beneath  portions  of  Bedford,  Kingston  and 
Columbia  Streets.   In  addition.  One  Lincoln  Street  will  have  an 
interior  five-bay  loading  dock,  accessed  via  a  ramp  from  Kingston 
Street. 

The  foregoing  is  subject  to  further  design,  environmental  and 
other  development  review  by  the  Authority  in  accordance  with 
Article  31  of  the  Code  and  the  Development  Review  Procedures. 

Access  to  Public  Transportation:   The  Project  Area  is  ideally 
situated  for  both  local  and  regional  public  transit  access.   With 
its  proximity  to  Washington  Station  and  South  Station,  it  is  at 
the  hub  of  the  regional  transit  system,  where  subway,  light  rail, 
commuter  rail  and  express  buses  converge.   In  addition,  the 
?ro]ect  Area  has  good  access  to  local  bus  routes  which  connect  the 
core  of  the  downtown  commercial  area  with  the  other  city 
neighborhoods . 

Development  Review  Procedures;   All  design  plans  for  One 
Lincoln  Street  are  subject  to  ongoing  development  review  and 
approval  by  the  Authority.   Such  review  is  to  be  conducted  in 
accordance  with  the  Development  Review  Procedures. 

Proposed  Public  Benefits:   One  Lincoln  Street  is  one  of  two 
sites  in  the  first  project  in  tr.e  Parcel-to-Parcel  Linkage  Project 
1  (the  "Program")  being  pursued  by  the  City  and  the  State.   The 
Program  encourages  development  m  areas  which  might  not  otherwise 
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attract  development,  encourages  community-based  participation  in 
real  estate  development  and  is  designed  to  produce  numerous 
benefits  to  the  affected  communities  and  the  City. 

A  host  of  additional  community  benefits  will  be  provided  in 
connection  with  both  One  Lincoln  Street  and  the  development  of 
Parcel  18  in  Roxbury,  known  as  Ruggles  Center,  such  benefits  to  be 
set  forth  in  the  Memorandum  of  Understanding  to  be  executed  by  and 
among  the  Authority,  the  Parcel  18+  Development  Task  Force,  the 
Chinatown/South  Cove  Neighborhood  Council,  Ruggles  Center  Joint 
Venture  and  Kingston  Bedford  Joint  Venture  regarding  community 
benefits  (the  "Community  Benefits  Memorandum").   A  draft  of  the 
Community  Benefits  Memorandum  is  attached  as  Exhibit  F  hereto. 
However,  the  Community  Benefits  Memorandum  is  subject  to  further 
negotiations  by  and  among  the  parties  thereto  and  does  not  create 
or  constitute  any  binding  obligations  upon  the  Developer  until 
fully  executed  by  all  of  the  parties  thereto.   A  copy  of  the 
Community  Benefits  Memorandum  will  be  submitted  to  the  Authority 
upon  its  full  execution. 


EXHIBIT  A 
PROJECT  AREA  DESCRIPTION 


EXHIBIT  A 

Project  Area  Description 

A  certain  planned  development  area  in  the  Commonwealth  of 
Massachusetts,  County  of  Suffolk,  City  of  Boston,  situated  in  the 
two  blocks  bounded  by  Essex,  Kingston,  Bedford  and  Lincoln 
Streets,  and  the  John  F.  Fitzgerald  Expressway,  and  comprises: 

Parcels  1,  2,  3,  4,  &  5A 
Subsurface  parcels  A,  B,  &  C 
Area  D 

As  shown  on  a  plan  entitled  "Kingston/Bedford  Development 
Plan,  Boston,  Massachusetts",  dated  June  16,  1989,  revised  June 
23,  1989,  prepared  by  Yu  Sing  Jung,  Jung/Brannen  Associates,  Inc., 
more  particularly  bounded  and  described  a  follows: 

Beginning  at  a  point  57.07  feet  N  06  31  51  W  of  the 
intersection  of  the  easterly  sideline  of  Kingston  Street  and  the 
northerly  sideline  of  Essex  Street,  said  point  being  the 
northwesterly  corner  of  land  now  or  formerly  of  Kingston  Street 
Associates  Limited  Partnership;  thence  running 

N  06  31  51  W   0.85  feet  to  a  point;  thence  turning  and  running 

N  06  11  30  W   53.07  feet  to  a  point,  said  last  two  courses  being 

by  Kingston  Street;  thence  turning  and  running 

N  85  22  58  W   12.79  feet  to  a  point;  thence  turning  and  running 

N  04  37  02  E   61.83  feet  to  a  point  on  the  easterly  sideline  of 
Kingston  Street;  thence  turning  and  running 

N  07  04  10  W   14.01  feet  to  a  point;  thence  turning  and  running 

N  06  40  36  W   10.51  feet  to  a  point  of  curvature,  said  last  two 

courses  being  by  Kingston  Street;  thence  turning 
and  running 

NORTHEASTERLY   62.06  feet  by  a  curve  to  the  right  having  a  radius 

50.00  feet  to  a  point  of  non-tangency ;  thence 
turning  and  running 

N  04  37  02  E    17.29  feet  to  a  point;  thence  turning  and  running 


S  85  22  58  E    201.50  feet  to  a  point;  said  point  being  on  the 

extension  of  the  centerline  of  Columbia  Street; 
thence  turning  and  running 

S  04  37  02  W    114.71  feet  along  the  centerline  of  Columbia  Street 

to  a  point;  thence  turning  and  running 

S  85  22  58  £    15.00  feet  to  a  point  on  the  easterly  sideline  of 

Columbia  Street;  thence  turning  and  running 

S  84  48  30  E    40.19  feet  to  a  point;  thence  turning  and  running 

N  05  11  30  E    0.17  feet  to  a  point;  thence  turning  and  running 

S  84  48  30  E    22.13  feet  to  a  point;  thence  turning  and  running 

N  06  11  31  E   0.33  feet  to  a  point;  said  last  four  courses  being 

by  land  now  or  formerly  of  Patrick  Callahan;  thence 
running 

N  06  11  31  E   7.99  feet  to  a  point;  thence  turning  and  running 

S  83  43  56  E    13.60  feet  to  a  point,  said  last  two  courses  being 

by  land  now  or  formerly  of  Lincoln  National  Life 
Insurance  Company;  thence  turning  and  running 

S  06  16  04  W   0.50  feet  to  a  point;  thence  turning  and  running 

S  83  43  56  E    64.80  feet  to  a  point  on  the  westerly  sideline  of 

Lincoln  Street;  said  last  two  courses  being  by  land 
now  or  formerly  of  Henry  C.  Brookings;  thence 
turning  and  running 

S  06  45  32  W   132.21  feet  by  Lincoln  Street  to  a  point  of 

curvature,  said  point  being  on  the  extension  of  the 
westerly  sideline  of  Lincoln  Street;  thence  turning 
and  running 

SOUTHWESTERLY   37.47  feet  by  a  curve  to  the  right  having  a  radius 

of  28.00  feet  to  a  point  of  non-tangency ;  thence 
turning  and  running 

N  81  11  30  W   44.63  feet  to  a  point  on  the  northerly  sideline  of 

the  John   F.  Fitzgerald  Expressway;  thence  turning 
and  running 

S  67  17  17  W   28.69  feet  by  the  John  F.  Fitzgerald  Expressway  to 

a  point;  thence  turning  and  running 


>;  8  5  0  6  13  W 


^:  3  5  0  5  3  4  W 


N  81  11  3  0  W 

N  03  52  59  E 

N  85  48  13  W 

N  03  52  59  E 
N  86  51  07  W 
S  03  08  53  W 
N  86  51  07  W 


43.41  feet  cartially  oy  the  Jchn  ?.  Fitzgerald 
Expressway  and  partially  by  Essex  Street  to  the 
in-tersecticn  of  tne  easterly  sideline  of  formerly 
Columoia  Street  and  tne  northerly  sideline  of  Essex 
Street;  tnence  turning  and  running 

30.00  feet  to  the  intersection  of  the  v.-esterly 
sideline  of  formerly  Columbia  Street  and  the 
northerly  sideline  of  Essex  Street;  thence  turning 
and  running 

59.81  feet  oy  Essex  Street  to  a  point;  thence 
turning  and  running 

51.94  feet  through  the  middle  of  a  tv;enty  inch 
party  ■.■;ail  to  a  point;  thence  turning  and  running 

0.50  feet  to  a  point;  thence  turning 
and  running 

15.22  feet  to  a  point;  thence  turning  and  running 

14.12  feet  to  a  point;  thence  turning  and  running 

0.83  feet  to  a  point;  thence  turning  and  running 

107.51  feet  through  the  middle  of  a  twenty  inch 
party  -.■.■all  to  the  point  of  beginning,  said  last  six 
courses  being  by  land  now  or  formerly  of  Kingston 
Street  Associates  Limited  Partnershio. 


Containing  74,082  square  feet,  more  or  less,  or  6,882  square 
-eters,  more  or  less,  or  1.70  acres,  more  or  less. 


3-b]ect  to  any  and  all  existing  easements  and  rights  of  ways 


-XHI3IT    3 
■JSZ    CI-IART 


Proposed  Uses 


ALLOWED  AS  A  MATTER  OF  RIGHT  -JNDER 
SECTION  40-12,2  OF  THE  BOSTON  ZONING  CODE 

Subsection      "Jse 
of  Section 
40-12.2 

(a)       New  Economy  Uses.   Basic  research;  research  and 
development;  product  development  or  prototype 
manufacturing;  oiomedical  technology; 
pharmaceutical  research  and  development;  research 
and  medical  laoorator ies . 

(c)  Restaurant  and  Entertainment  Uses.   Service  or  sale 
of  food  or  drink  for  on-premises  consumption; 
concert  hall;  theater,  commercial  or  nonprofit 
(including  motion  picture  or  video  theaters,  but 
not  drive-in  theaters);  art  galleries,  non-profit 
or  for-profit. 

(d)  Office  Uses.   Offices  of  community  groups;  business 
or  professional  offices;  clinics;  real  estate, 
insurance  or  other  agency  or  government  office; 
office  building;  post  office;  or  bank  (other  than 
drive-in  bank)  or  similar  establishment. 

(g)       Day  care  center;  family  care  center;  or  community 
health  center  or  clinic. 

(h)       Recreational  and  Community  Uses.   Private  club 

operated  for  members  only;  adult  education  center 
or  community  center  building;  the  maintenance  and 
operation  of  any  amusement  game  machine  in  a 
private  club  or  similar  non-commercial 
establishment;  or  in  any  commercial  establishment. 

(i)       Automatic  teleohone  exchange,  subject  to  St.  1956, 
c.  665,  §2. 

(j)       Wholesale  Uses.   Office  or  display  or  sales  space 
of  a  wholesale,  jobbing  or  distributing  house;  and 
provided  that  not  more  than  25%  of  gross  floor  area 
devoted  to  this  use  is  used  for  assembling, 
packaging  and  storing  merchandise. 


(k)        Service  Uses.   Video  or  fil.-rr  production  studio; 
baroershop;  beauty  shop;  snoe  repair  snop;  seit- 
service  laundry;  pick  up  and  delivery  station  of 
laundry  or  dry-cleaner;  tailor  snop;  hand  laundry; 
dry-cleaning  snop;  framer's  studio;  caterer's 
establishment;  pnotograpner  '  s  studio;  printing 
plant;  radio  or  television  studio;  or  similar  use. 

(1)       Retail  'Jses.   Store  primarily  serving  the  local 

retail  business  needs  of  the  neighborhood;  artist 
supply  store;  grocery  store;  department  store, 
furniture  store,  general  merchandise  mart  or  other 
store  serving  the  general  retail  business  needs  of 
a  major  part  of  the  City,  including  accessory 
storage . 

(m)       Institutional  Uses.   College  or  university  granting 
degrees  by  authority  of  the  Commonwealth;  non- 
profit library  or  museum,  not  accessory  to  another 
institutional  use. 

(n)       Accessory  Uses.   Conference  facilities;  auditoria; 
classrooms;  3wirjT\ing  pool  or  tennis  court;  storage 
of  flammable  liquids  and  gases  incidental  to  a 
lawful  use;  the  maintenance  and  operation  of  not 
more  than  four  amusement  game  machines  accessory  to 
eating  and  drinking  establishments,  and  any  use 
ancillary  to,  and  ordinarily  incident  to,  a  lawful 
main  use. 

(o)       Uses  Specified  in  an  approved  Development  Plan. 


ADDITIONAL  USES  SPECIFIED  IN  THIS 
DEVELOPMENT  PLAN  ALLOWED  AS  A  MATTER 
OF  RIGHT  PURSUANT  TO  SECTION  40-12.2(0) 


Section  8-7 

No.       Use  Item 

18        Trade,  professional  or  other  school. 

27        Open  space  in  puolic  or  private  ownership  for 
active  or  passive  recreational  use  or  the 
conservation  of  natural  resources. 
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32        -eiepnone  Zxcr.ar.ce  (other  thar.  autcr.at  ic  )  . 

36A       Sale  3ver-tr.e-ccu"  cer  cf  cn-premises  prepared  feed 
cr  drir.K  for  of f -premises  ccnsuiiipcion  or  for  on- 
premises  consur.prion  if,  as  so  sold,  such  food  or 
dririK  13  ready  for  taKe-ouc. 

38  Place  for  sale  and  consumption  cf  feed  and 
beverages,  providing  dancing  or  entertainment,  or 
both. 

39  Office  of  accountant,  architect,  attorney,  dentist, 
physician  or  other  professional  person. 

59  Parking  garage. 

60  Car  wash. 

51        Rental  agency,  storing,  servicing,  and/or  washing 
rental  motor  vehicles  and  trailers. 

68        Manufacture  or  repair  of  various  products 

including,  without  limitation,  cameras  and  other 
photographic  equipment. 

71  Any  use  on  a  lot  adjacent  to,  or  across  the  street 
from,  out  in  the  same  district  as,  a  lawful  use  to 
which  It  is  ancillary  and  ordinarily  incident  and 
for  which  it  would  be  a  lawful  accessory  use  if  it 
were  on  the  same  lot;  any  such  use  on  such  lot  in 
another  District,  unless  such  use  is  a  use 
specifically  foroidden  in  such  other  District. 

72  As  an  accessory  use,  garage  or  parking  space  for 
occupants,  employees,  customers,  students  and 
visitors . 


EXHIBIT  C 

DRAWINGS,  PLANS  AND  PHOTOGRAPHS  INCLUDED  IN 

ONE  LINCOLN  STREET  (KINGSTON/BEDFORD  DEVELOPMENT  PLAN), 

REVISED  DEVELOPER'S  ALTERNATIVE  SCHEMATIC 

DESIGN  SUBMISSION,  JUNE  1,  1989 


One  Lincoln  Street 

(Kingston/Bedford  Development  Plan) 
Revised  Developer's  Alternative 

DRAWINGS,    P.LANS    Al^D    PHOTOGRAPHS    INCLUDED    IN    THE   ONE    LINCOLN    STRE 
(KINGSTON/BEDFORD    DEVELOPMENT    PLAN)    REVISED    DEVELOPER'S 
ALTERNATIVE    SCKE>L\TIC    DESIGN    SUBMISSION    DATED    JUNE    I,     1989 


Perspective  Dravong  of  South  Face  of  Project 


10 


ii 


One  Lincoln  Street 

(Kingston/Bedford  Development  Plan) 
Revised  Developer's  Alternative 


Perspective  Drawing  of  Kingstor\/Bedford  Street  Comer 


11 


One  Lincoln  Street 

'  Kineston.  Bedrord  Development  Plan) 

Revised  Developer's  Alternative 


Model  Photograph  of  South  Face  of  Project 


12 


One  Lincoln  Street 

•  Kingstoa  Bedford  Development  Plan) 

Revised  Developer's  Alternative 


Model  Photograph  of  Kingston/Bedford  Street  Comer 


13 


One  Lincoln  Street 

(Kingston/Bedford  Development  Plam 
Revised  Developer's  Alternative 


Model  Photograph  of  Lincoln/Essex  Street  Comer 


14 


One  Lincoln  Sn-eet 

•KingstonyBearord  Development  Plant 
Revised  Developers  Alternative 


Detail  Photograph  of  Exterior  Facade 


15 


One  Lincoln  Srrcct 

(Kineston/ Bedford  Development  Plant 

Revised  Deveioper  s  Altcrn.itive 


Detail  Photograph  of  Exterior  Facade 


16 


One  Lincoln  Street 

tKingstoa  Bedford  Development  Plan) 

Revised  Developer's  Alternative 


Detail  Photograph  of  Exterior  Facade 
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One  Lincoln  Street 

(Kingston/Bedford  Development  Plan) 
Revised  Developer's  Alternative 


Drawings  1.     Site  Plan    1"  =  100'- 0" 

2.     Site  Photo  Board 


3.  Pedestnan/Traffic-Public/Open  Space 

4.  Land  Use 

5.  Boston  Tower  Skyline 

6.  Low-Rise  Skyline 

7.  Ground  Floor  Plan 

8.  Second  Floor  Plan 

9.  Third  Floor  Plan 

10.  Seventh  Floor  Plan 

11.  Eighth  Floor  &  Roof  Plan 

12.  Mid-Rise  &  High-Rise  Floor  Plans 

13.  36,  37,  Mech.  &  Tower  Roof  Floor  Plan 

14.  Parking  Level  One 

15.  Parking  Level  3  &  4 

16.  Section  A- A 

17.  Section  B-B  w/Columbia  Street  Elev. 

18.  South  Elevation 

19.  West  Elevation 

20.  North  Elevation 

21.  East  Elevation 

22.  Perspective  From  Kneeland  Street 

23.  Perspective  From  Kingston  &  Bedford  Street 

24.  Photograph  of  South  Face  of  Pro)ect 

25.  Photograph  of  Kingston/Bedford  Street  Comer 

26.  Photograph  of  Lincoln/Essex  Street  Comer 
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EXHIBIT  D 
DIMENSIONAL  REQUIREMENTS 


Dimensional  Reauirements 


An  asterisk  (*)  denotes  noncompliance  with  the  specific 
dimensional  requirement  set  forth  in  Article  40.   "      - 


to  change  as  a  result  of  changes  to  One  Lincoln  Street  made  in 
accordance  with  design,  environmental  and  other  development  review 
by  the  Authority  in  accordance  with  Article  31  of  the  Boston 
Zoning  Code  and  the  Authority's  Development  Review  Procedures. 

a.  Height 

Allowed  as-of-right:    465  feet 

One  Lincoln  Street:    Approximately  465  feet 

b.  Floor  Area  Ratio  ("FAR") 

Allowed  as-of-right:    14.0 

Proposed  FAR:   The  gross  floor  area  of  One  Lincoln 
Street  for  FAR  purposes  is  approximately  952,000  sq.  ft.   The 
area  of  the  lot  as  such  term  is  defined  in  Section  2-1  of  the 
Boston  Zoning  Code  ("Lot  Area")  is  69,250  sq.  ft.   The  area 
of  the  entire  PDA  ("PDA  Area")  is  74,082  sq.  ft. 

The  FAR  for  One  Lincoln  Street  is  computed  thus: 

Gross  Floor  Area  _  952,000  _  13.75 
Lot  Area       69,250 

Gross  Floor  Area  _  952,000  _  12. 85 
PDA  Area         74,082 

c.    Street  Wall  Continuity 

Required  for  each  street:     80% 

One  Lincoln  Street 

Kingston  Street:  100% 

Bedford  Street:  100% 

Lincoln  Street:  100% 

Essex  Street:  0%* 


The  Street  Wall  on  Essex  Street  is  not  aligned  with  the 
existing  88-100  Kingston  Street  Building  due  to  the 
anticipated  widening  of  Essex  Street. 

d.    Recesses  Above  Second  Story 

Maximum        Maximum  Aggregate 
Depth  (feet)      Surface  Area  (%) 

Limits:  15  20 

Maximum        Aggregate  Recessed 
Depth  (feet)       Surface  Area  (%) 

One  Lincoln  Street 


Kingston  Street:  10  44* 

Bedford  Street:  10  38* 

Lincoln  Street:  4                2 

Essex  Street:  3                9 

The  recesses  above  the  second  story  are  calculated  as 
follows: 

Kingston  Street; 

Aggregate  Surface  Area  of  Street  Wall  16,897  sq.ft. 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (100  Feet) 

2'-0"  setback  3,049  sq.ft. 

5'-0"  setback  1,962  sq.ft. 

7'-0"  setback  1,259  sq.ft. 

9 '-6"  setback  1,135  sq.ft 

Total  recessed  above  second  story                  7,405  sq.ft. 

Percent  recessed  above  second  story: 

Total  Recessed  Area    _   7 , 405  _  ... 
-  44% 

Aggregate  Surface  Area    16,897 
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Bedford  Street; 

Aggregate  Surface  Area  of  Street  Wall  20,382  sq.ft. 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (100  Feet) 

2'-0"  setback  3,404  sq.ft. 

5'-0"  setback  1,745  sq.ft. 

7'-0"  setback  1,366  sq.ft, 

9 '-6"  setback  1,094  sq.ft 

Total  recessed  above  second  story                 7,611  sq.ft. 

Percent  recessed  above  second  story: 

Total  Recessed  Area    _   7,611  _ 
Aggregate  Surface  Area    20,382 


Essex  Street; 

Aggregate  Surface  Area  of  Street  Wall  13,556  sq.ft. 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (70  Feet) 

2 '-6"  setback  1,112  sq.ft. 

Total  recessed  above  second  story  1,112  sq.ft, 


Percent  recessed  above  second  story: 

Total  Recessed  Area    _   1,112  _  .. 
-  — ■ -  9% 

Aggregate  Surface  Area    13,556 

Lincoln  Street: 

Aggregate  Surface  Area  of  Street  Wall  8,111  sq.ft. 

Setbacks  between  top  of  second  story 

(35.5  feet)  and  Street  Wall  Height  (70  Feet) 

3'-0"  to  4'-0"  setback  163  sq.ft 

Total  recessed  above  second  story  163  sq.ft 

Percent  recessed  above  second  story: 

Total  Recessed  Area    _   163   _  _„ 
-  -  2% 

Aggregate  Surface  Area   8,111 
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street  Wall  Heiaht 


100 

100 

100 

100 

70 

70 

70 

70 

Maximum  Allowed    One  Lincoln  Street 

Kingston  Street 
Bedford  Street 
Lincoln  Street 
Essex  Street 

f .    Sky  Plane  Setbacks 

Required  Above 
Street  Wall 
Street  Height One  Lincoln  Street 


Bedford  Street 

25' 

110' 

Essex  Street 

5' 

0'* 

Kingston  Street 

35' 

130' 

Lincoln  Street 

5' 

0'* 

77%  of  the  facade  on  Essex  Street  between  Street  Wall 
Height  and  155  feet  is  set  back  between  0  feet  and  2.5  feet, 
23%  of  such  facade  is  set  back  17.5  feet  or  more. 

60%  of  the  facade  on  Lincoln  Street  above  Street  Wall 
Height  and  155  feet  is  set  back  between  0  feet  and  2.5  feet 
40%  of  the  facade  is  set  back  17.5  feet  or  more. 

Required  Above 

155'  (Total 
Setback  from 
Street  Street  Wall)       One  Lincoln  Street 


Bedford  Street 

50' 

110' 

Essex  Street 

5' 

2.5'* 

Kingston  Street 

75' 

130' 

Lincoln  Street 

5' 

2.5'* 

45%  of  the  facade  on  Essex  Street  between  155  feet  and 
295  feet  is  setback  between  2.5  feet  and  5.0  feet.   55%  of 
such  facade  is  setback  17.5  feet  or  more. 
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72%  of  the  facade  on  Lincoln  Street  between  155  feet  and 
295  feet  is  setback  2.5  feet.   28%  of  such  facade  is  setback 
17 . 5  feet  or  more. 

Reauired  Above 
295*'  (Total 
Setback  from 
Street  Street  Wall)      One  Lincoln  Street 


Bedford  Street 

100' 

110' 

Essex  Street 

15' 

3.5' 

Kingston  Street 

125' 

130' 

Lincoln  Street 

15' 

2.5' 

Pursuant  to  Section  40-13.3(6),  sixty  percent  of  the 
horizontal  length  of  a  facade  may  violate  the  setback 
requirement. 

1%  of  the  facade  on  Essex  Street  above  295  feet  is  set 
back  3.5  feet.   99%  of  such  facade  is  set  back  17.5  feet. 
Because  up  to  60%  noncompliance  is  permitted  above  295  feet, 
the  setback  complies  at  this  level. 

47%  of  the  facade  on  Lincoln  Street  above  295  feet  is 

set  back  2.5  feet.   53%  of  such  facade  is  set  back  17.5  feet 

Because  up  to  60%  noncompliance  is  permitted  above  295  feet, 
the  setback  complies  at  this  level. 
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EXHIBIT  E 
TRAFFIC  DIAGRAM 


TRAFFIC  DIAGRAM 

Kingston/Bedford  Development  Plan 
Schematic  Design  Submission 


Traffic  Diagram 

(incorporating  proposed  realignment  of  Essex  Street  with  2-way  traffic) 


Direction  of  Vehicular  Traffic 
Pedestrian/Transit  Rider  Traffic 


»v   . .  »     \ 


EXHIBIT  F 
MEMORANDUM  OF  UNDERSTANDING 


DRAFT  6/28/89 


MEMORANDUM  OF  UNDE31STANDING 

This  Memorandum  of  Understanding  made  as  of  this  day 

of  ,  1989  by  and  among  the  BOSTON  REDEVELOPMENT  AUTHORITY 

(the  "Authority"),  the  CHINATOWN/SOUTH  COVE  NEIGHBORHOOD  COUNCIL 
(the  "Neighborhood  Council"),  the  PARCEL  18+  DEVELOPMENT  TASK 
FORCE  (the  "Task  Force"),  KINGSTON  BEDFORD  JOINT  VENTURE,  a 
Massachusetts  general  partnership  ("KBJV")  and  RUGGLES  CENTER 
JOINT  VENTURE,  a  Massachusetts  general  partnership  ("RCJV"). 

WITNESSETH: 

WHEREAS,  Metropolitan/Columbia  Plaza  Venture,  a  Massachusetts 
general  partnership  ("MCPV"),  has  been  tentatively  designated  by 
the  Authority  to  undertake  the  development  of  a  certain  parcel  of 
land  designated  as  Parcel  18  in  Roxbury  ("Parcel  18")  and  a 
certain  parcel  of  land  designated  as  Kingston/Bedford/Essex  in 
downtown  Boston  (the  "KBE  Parcel")  under  the  Parcel-to-Parcel 
Linkage  Project  1  (the  "Parcel-to-Parcel  Linkage  Project  1"),^©  ■ 
program  being  pursued  by  the  City  and  the  State; 


WHEREAS,  MCPV  has  formed  RCJV  and  KBJV  for  the  purpose; 
jveloping  Parcel  18  and  the  KBE  Parcel,  respectively,  in  ti 
ircel-to-Parcel  Linkage  Project  1; 


WHEREAS,  RCJV  proposes  to  construct  a  mixed-use  development 
on  Parcel  18  ("Ruggles  Center")  and  KBJV  proposes  to  construct  a 
mixed-use  development  on  the  KBE  Parcel  ("One  Lincoln  Street") 
(collectively,  the  "Projects"); 

WHEREAS,  the  Authority,  the  Neighborhood  Council  and  the  Task 
Force  have  a  mutual  and  continuing  interest  in  the  orderly 
development  of  Parcel  18  and  the  KBE  Parcel; 

WHEREAS,  the  Parcel-to-Parcel  Linkage  Project  1  is  designed 
to  produce  community  benefits  to  the  Roxbury  community  adjoining 
Parcel  18  and  the  Chinatown  community  adjoining  the  KBE  Parcel; 

WHEREAS,  representatives  of  MCPV,  the  Authority,  the 
Neighborhood  Council,  the  Task  Force,  various  city  and  state 
agencies  and  the  Massachusetts  Bay  Transportation  Authority,  have 
been  meeting  regularly  to  work  towards  the  implementation  of  a 
community  benefits  plan;  and 

WHEREAS,  the  parties  desire  to  define  the  specific 
obligations  of  KBJV  and  RCJV  in  implementing  such  community 
benefits  plan.:  ■— V, 


NOW,  THEREFORE,  for  good  and  valuable  consideration,  the 
receipt  and  sufficiency  of  whicn  are  hereby  acknowledged,  the 
parties  hereby  agree  as  follows: 

A.    Community  Benefits.   RCJV  and  KBJV  in  keeping  with  the 
objectives  of  the  Parcel-to-Parcel  Linkage  Project  1  and  in 
connection  with  the  development  of  the  Projects  shall  contribute 
the  following  community  benefits: 

1.    Community  Development  Fund. 

KBJV  and  RCJV  will  contribute  the  amounts  described  in 
subparagraphs  (a)  and  (b)  below  {the  "Funds")  (1)  to  the  Community 
Development  Trust  (the  "Trust"),  a  Massachusetts  charitable  trust 
to  be  established  by  the  Authority  with  the  input  of  the 
Neighborhood  Council  and  the  Task  Force  for  the  purpose  of 
administering  a  Community  Development  Fund  consisting  of  the  Funds 
(the  "Community  Development  Fund"),  or  (2)  to  the  Authority  as 
escrow  agent  pending  formation  of  the  Trust,  if  the  Trust  has  not 
been  established  when  any  of  the  Funds  become  payable.   In  the 
event  any  of  the  Funds  are  paid  to  the  Authority  in  accordance 
with  the  foregoing,  the  Authority  shall  (x)  hold  the  Funds  in 
escrow  in  a  money-market  interest-bearing  account  for  the  benefit 
of  the  Trust  and  (y)  pay  the  Funds,  together  with  all  interest 
thereon,  to  the  Trust  promptly  after  formation  of  the  Trust.  -iThe 
Funds  shall  be  distributed  by  the  Trust  in  the  following  manner: 
(i)  the  Funds  generated  pursuant  to  subparagraph  (a)  below  with 
respect  to  One  Lincoln  Street  shall  be  distributed  one-third  (1/3) 
for  the  benefit  of  the  Chinatown  community,  one-third  (1/3)  for 
the  benefit  of  the  Roxbury  community  and  one-third  (1/3)  on  a 
competitive  basis  for  the  benefit  of  communities  throughout  the 
City;  (ii)  the  Funds  generated  pursuant  to  subparagraph  (b)  below 
with  respect  to  Ruggles  Center  shall  be  distributed  one-half  (1/2) 
for  the  benefit  of  the  Chinatown  community  and  one-half  (1/2)  for 
the  benefit  of  the  Roxbury  community. 

(a)   With  respect  to  One  Lincoln  Street,  KBJV  shall  make  the 
following  payments: 

(i)   Ten  percent  (10%)  of  the  developer's  fee  to  be  paid 
on  the  earlier  of  (w)  twenty-four  (24)  months  after 
the  issuance  of  a  Certificate  of  Occupancy  for  the 
entire  shell  of  One  Lincoln  Street  (the  "KBE 
Certificate  of  Occupancy");  (x)  the  achievement  of 
ninety  percent  (90%)  occupancy  of  One  Lincoln 
Street;  (y)  the  date  of  closing  on  the  Permanent 
Refinancing  (as  defined  in  subparagraph  (c)  below) 
of  the  original  loan  or  loans  for  acquisition  and 
development  of  One  Lincoln  Street;  or  (z)  the  date 
of  closing  on  the  sale  of  One  Lincoln  Street  by 
KBJV  ("KBE  Sale"),  as  such  sale  is  defined  in  the 
sale  and  construction  agreement  or  other  agreement 
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by  the  Authority,  the  City  of  Boston  and  KBJV  (and 
other  appropriate  parties,  if  any)  for  the 
acquisition  of  the  public  portion  of  the  KBE  Site 
(the  "KBE  Sale  and  Construction  Agreement"). 

(ii)   $2,000,000  to  be  paid  no  later  than  the  date  on 
which  a  building  permit  for  the  substantial 
construction  of  One  Lincoln  Street  is  obtained; 
provided,  however,  that  the  issuance  of  a 
demolition  permit,  excavation  permit,  foundation 
permit  or  building  permit  for  demolition, 
excavation  and  subsurface  or  surface  site  work 
shall  not  be  considered  a  permit  for  substantial 
construction,  but  a  permit  for  the  good  faith 
commencement  of  the  structure  of  the  underground 
garage  shall  constitute  a  permit  for  substantial 
construction  (the  "KBE  Building  Permit  Date"); 

(iii)   $8,000,000  to  be  paid  in  ten  (10)  equal  annual 

installments  of  $800,000  on  each  of  the  first  ten 
(10)  anniversaries  of  the  KBE  Building  Permit  Date; 
provided,  however,  that  in  the  event  of  a  KBE  Sale 
prior  to  the  tenth  (10th)  anniversary  date  of  the 
KBE  Building  Permit  Date,  KBJV  shall  pay,  in  lieu 
of  all  remaining  payments  required  under  this  t 
subparagraph  (ii),  the  then  present  value  based 
upon  a  discount  rate  of  eight  and  one  half  percent 
(8^%)  (the  "Present  Value")  of  all  payments 
remaining  to  be  made  in  accordance  with  the 
foregoing,  such  payment  to  be  made  on  the  date  of 
closing  on  such  sale. 

(b)   With  respect  to  each  phase  of  Ruggles  Center  (each  such 
phase  being  referred  to  herein  as  "Phase"),  RCJV  shall 
make  the  following  payments: 

(i)   Ten  percent  (10%)  of  the  developer's  fee  to  be  paid 
on  the  earlier  of  (w)  twenty-four  (24)  months  after 
the  issuance  of  a  Certificate  of  Occupancy  for  the 
entire  shell  of  the  Phase  (the  "Phase  Certificate 
of  Occupancy");  (x)  the  achievement  of  ninety 
percent  (90%)  occupancy  of  the  Phase;  (y)  the  date 
of  closing  on  the  Permanent  Refinancing  of  the 
original  loan  or  loans  for  acquisition  and 
development  of  the  Phase;  or  (z)  the  date  of 
closing  on  the  sale  of  the  Phase  ("Phase  Sale"),  as 
such  sale  is  defined  in  the  sale  and  construction 
agreement  or  other  agreement  by  the  Authority  and 
RCJV  (and  other  appropriate  parties,  if  any)  for 
the  acquisition  of  Parcel  18  {the  "Parcel  18  Sale 
and  Construction  Agreement"). 
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(ii)   Five  percent  (5%)  of  the  Net  Operating  Income  of 

the  Phase  received  by  RCJV  to  be  paid  no  later  than 
June  1  of  each  year  with  respect  to  the  previous 
calendar  yeai ,  where  Net  Operating  Income  is  equal 
to  gross  income  from  all  sources  for  such  year 
("Gross  Income")  minus  all  operating  expenses  for 
such  year  including,  but  not  limited  to,  costs, 
fees  and  expenses  for  real  estate  taxes,  utilities, 
administrative  and  professional  services, 
maintenance,  operations,  management,  marketing, 
insurance  and  reserves  ("Operating  Expenses"); 
provided,  however,  that  the  amount  payable  shall 
never  exceed  Net  Operating  Income  minus  the  sum  of 
(X)  debt  service  payable  with  respect  to  the  Phase 
for  such  year  ("Debt  Service"),  (y)  a  return  on  the 
equity  invested  in  the  Phase  by  RCJV,  as  such 
equity  is  reduced  or  augmented  from  time  to  time, 
at  an  interest  rate  of  five  percent  (5%)  per  annum 
above  the  interest  rate  of  RC JV' s  financing  for  the 
Phase  ("Return"),  and  (z)  the  equity  contributed 
directly  or  indirectly  to  the  Phase  by  RCJV,  as 
such  equity  is  reduced  or  augmented  from  time  to 
time  ("Equity").   For  all  purposes  under  this 
Section  A,  Paragraph  1,  to  the  extent  that  RCJV 
does  not  realize  its  Return  at  any  given  time,  4uch 
Return  shall  accrue  and  be  added  to  Equity;   RCJV 
shall  also  receive  its  Return  prior  to  the 
reduction  of  Equity.   The  foregoing  is  illustrated 
by  the  following: 


Net  Operating  Income  =  Gross  Income  -  Operating  Expenses 

Amount  to  be  Paid  =  5%  x  Net  Operating  Income 

but  no  more  than 
Net  Operating  Income  -  (Debt  Service  +  Return  +  Equity) 

(iii)   Ten  percent  (10%)  of  the  Net  Refinancing  Proceeds 

from  the  Phase  to  be  paid  on  the  date  of  closing  on 
any  Permanent  Refinancing  of  all  outstanding  debt 
borrowed  in  connection  with  acquisition  and 
development  of  the  Phase,  where  Net  Refinancing 
Proceeds  is  equal  to  all  cash  proceeds  received  by 
RCJV  from  such  refinancing  ("Refinancing  Proceeds") 
minus  the  sum  of  (w)  all  outstanding  debt  on  the 
Phase  ("Debt"),  (x)  all  costs,  fees  and  expenses  of 
the  refinancing  transaction  including,  but  not 
limited  to,  costs,  fees  and  expenses  for  brokerage, 
appraisal,  legal,  engineering,  and  professional 
services,  prepayment  penalties  on  existing  debt. 
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loan  origination,  recording  and  bank  applications 
(."Refinancing  Costs"),  (y)  Return  and  (2)  Equity. 
The  foregoing  is  illustrated  by  the  following: 

Net  Refinancing  Proceeds  = 
Refinancing  Proceeds  -  (Debt  +  Refinancing  Costs  +  Return  +  Equity) 

Amount  to  be  Paid  =  10%  x  Net  Refinancing  Proceeds 

(iv)  Ten  percent  (10%)  of  the  Net  Resale  Proceeds  from 
the  Phase  to  be  paid  on  the  date  of  the  applicable 
Phase  Sale  where  Net  Resale  Proceeds  is  equal  to 
all  cash  proceeds  received  by  RCJV  from  such  sale 
("Resale  Proceeds")  minus  the  sum  of  (v)  Debt,  (w) 
debt  service  payable  with  respect  to  the  Phase  for 
the  calendar  year  during  which  such  sale  occurs 
("Current  Debt  Service"),  (x)  all  costs,  fees  and 
expenses  of  the  resale  transaction  including,  but 
not  limited  to,  costs,  fees  and  expenses  for 
brokerage,  appraisal,  legal,  engineering,  and 
professional  services  and  deed  stamps  ("Resale 
Costs"),  (y)  Return  and  (2)  Equity.   The  foregoing 
is  illustrated  by  the  following  formula:       ii 

Net  Resale  Proceeds  =   Resale  Proceeds  - 
(Debt  +  Current  Debt  Service  +  Resale  Costs  +  Return  +  Equity) 

Amount  to  be  Paid  =  10%  x  Net  Resale  Proceeds 

(V)   All  sums  payable  under  subparagraphs  (b)(ii) 
(iii)  and  (iv)  shall  be  payable  until  the 
earlier  of  (x)  twenty-five  (25)  years  after 
the  issuance  of  the  applicable  Phase 
Certificate  of  Occupancy  or  (y)  the  date  of 
closing  on  the  applicable  Phase  Sale,  and 
thereafter  no  further  sums  shall  be  due  or 
payable  hereunder  as  to  such  Phase. 
Notwithstanding  the  foregoing,  if  the  office 
building  (the  "MWRA  Building")  included  in 
Phase  1  of  Ruggles  Center  ("Phase  1")  is 
purchased  by  the  Massachusetts  Water  Resources 
Authority  (the  "MWRA")  in  the  first  three  (3) 
years  of  the  term  of  the  MWRA's  lease  of  the 
MWRA  Building,  the  lump  sura  of  one  million 
four  hundred  and  twenty  thousand  dollars 
($1,420,000),  minus  all  sums  previously  paid 
with  respect  to  the  MWRA  Building  pursuant  to 
.  '  subparagraph  (b)(ii),  (iii)  and  (iv)  above, 

'"  •,,  shall  be  paid  by  the  Developer  in  lieu  of  any 
»  -':     '*    and  all  payments  which  would  otherwise  be 
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owing  thereafter  with  respect  to  the  MWRA 
Building  pursuant  to  subparagraph  (b)(ii), 
(iii)  and  (iv)  above  (but  not  in  lieu  of  the 
payment  owing  pursuant  to  subparagraph  (b)(i) 
above )  . 

(c)   For  purposes  of  this  Paragraph  1,  "Permanent 

Refinancing"  shall  refer  only  to  a  permanent  refinancing 
of  the  total  debt  required  in  connection  with  the 
acquisition  and  full  development  of  One  Lincoln  Street 
or  a  Phase,  as  the  case  may  be.   In  illustration  of  the 
foregoing,  neither  a  refinancing  of  a  land  acquisition 
loan  to  raise  construction  financing,  nor  a  refinancing 
of  an  acquisition/construction  loan  or  construction  loan 
to  raise  additional  working  capital  required  in 
connection  with  the  development  of  the  Project  shall  be 
considered  a  Permanent  Refinancing. 

RCJV's  obligations  under  this  Paragraph  1  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  1  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

2 .    Housing  Linkage  Payment.  ^ 

KBJV  and  RCJV  shall  each  be  responsible  for  a  Development 
Impact  Project  Contribution  ("Linkage  Payment")  as  such  term  is 
defined  in  Section  26A-2(3)  of  the  Boston  Zoning  Code  and  in 
accordance  therewith  with  respect  to  the  development  of  One 
Lincoln  Street  and  Ruggles  Center,  respectively.   KBJV  and  RCJV 
shall  each  satisfy  its  obligations  for  the  Linkage  Payment  through 
the  election  of  the  Housing  Creation  Option.   It  is  currently 
anticipated  that  the  total  proceeds  from  both  Projects  will  be 
distributed  equally  to  benefit  the  development  of  (a)  Parcel  22  in 
Roxbury  and  (b)  Parcels  R3  and  R3A  in  the  South  Cove  Urban  Renewal 
Area  in  Chinatown. 

With  respect  to  One  Lincoln  Street,  KBJV  shall  make  its 
Linkage  Payment  as  a  lump  sum  payment,  such  payment  to  be  paid  up 
front  in  the  manner  provided  in  the  Development  Impact  Project 
Agreement  to  be  entered  into  between  KBJV  and  the  Authority  (the 
"KBE  DIP  Agreement")  and  discounted  to  net  present  value,  subject 
to  the  following:  KBJV  shall  make  an  advance  payment  of  its 
Linkage  Payment  in  the  amount  of  $1,000,000  ("Advance  Payment"), 
which  Advance  Payment  shall  be  paid  within  thirty  (30)  days  after 
the  execution  of  the  KBE  Sale  and  Construction  Agreement.   The 
Advance  Payment  shall  be  delivered  to  the  Neighborhood  Housing 
Trust  or,  if  directed  by  the  Neighborhood  Housing  Trust,  to  the 
Authority,  and  shall  be  distributed  as  provided  in  the  immediately 
preceding  paragraph  of  this  Paragraph  2.   For  purposes  of 
determining  the  balance  of  the  Linkage  Payment  due  from  KBJV  on 
the  KBE  Building"  Permit  Date,  (1)  the  Advance  Payment  shall  be 
deemed  to  earn  interest  from  the  date  on  which  the  Advance  Payment 

-6- 


is  made  to  the  Neighbornood  Housing  Trust  (or  such  other 
appropriate  party  to  whom  Linkage  Payments  are  to  be  made  in 
accordance  with  applicaoie  requirements)  througn  the  KBE  Building 
Permit  Date  at  an  interest  rate  equal  to  the  discount  rate  used  in 
calculating  the  net  present  value  of  the  Linkage  Payment. due  from 
KBJV  on  the  KBE  Building  Permit  Date,  and  (2)  the  Advance  Payment, 
together  with  all  interest  deemed  to  have  been  earned  thereon, 
shall  be  credited  towards  the  Linkage  Payment  due  from  KBJV. 

With  respect  to  each  Phase  of  Ruggles  Center,  RCJV  shall  make 
its  Linkage  Payment  as  a  lump  sum  payment,  such  payment  to  be  paid 
up  front  in  the  manner  provided  in  the  Development  Impact  Project 
Agreement  to  be  entered  into  between  RCJV  and  the  Authority  (the 
"Parcel  18  DIP  Agreement")  and  discounted  to  net  present  value. 
If  the  MWRA  leases  or  purchases  the  MWRA  Building,  RCJV's  Linkage 
Payment  with  respect  to  the  MWRA  Building  shall  be  based  upon  each 
square  foot  of  gross  floor  area  for  the  uses  listed  in  Table  D  of 
Article  26A  of  the  Boston  Zoning  Code  in  excess  of  25,000  square 
feet,  rather  than  100,000  square  feet  as  provided  in  Article  26A, 
and  RCJV's  Linkage  Payment  with  respect  to  the  second  phase  of 
Ruggles  Center  shall  be  based  upon  each  square  foot  of  gross  floor 
area  for  such  uses  in  excess  of  75,000  square  feet.   If  the  MWRA 
does  not  lease  or  purchase  the  MWRA  Building,  the  full  100,000 
square  foot  exemption  shall  be  taken  in  connection  with  Phase  1  as 
provided  in  Article  26A.  t 

For  purposes  of  this  Agreement,  "net  present  value"  shall  be 
defined  as  the  value  of  an  amount  of  money  equal  to  the  sum  of 
discounted  payments  which  would  have  been  made  by  KBJV  and  RCJV 
had  they  elected  to  satisfy  their  respective  obligations  under 
Article  26A  of  the  Boston  Zoning  Code  through  the  Housing  Payment 
Option,  such  discounting  to  be  measured  from  (x)  in  the  case  of 
One  Lincoln  Street,  the  date  on  which  KBJV  enters  into  its  Housing 
Creation  Agreement  with  the  Authority  and  in  the  case  of  each 
Phase  of  Ruggles  Center,  the  date  on  which  RCJV  enters  into  its 
Housing  Creation  Agreement  with  the  Authority  through  (y)  the  date 
on  which  the  final  installment  of  the  Housing  Payment  would  have 
been  due  had  such  Payment  been  made  in  installments  in  accordance 
with  Article  26A.   Net  Present  Value  shall  be  determined  by 
applying  a  composite  discount  rate  to  the  payments  that  the 
Developer  would  have  made  under  the  Housing  Payment  Option.   The 
discount  rate  shall  be  calculated  by  adding  fifty  percent  of  the 
Developer's  verified  cost  of  funds  for  the  construction  of  its 
Development  Impact  Project  to  fifty  percent  of  the  current  most 
recent  City  of  Boston  long-term  (ten  year)  municipal  bond  yield. 

RCJV's  obligations  under  this  Paragraph  2  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  the  Parcel  18  DIP 
Agreement.   KBJV's  obligations  under  this  Paragraph  2  shall 
terminate  upon  the  execution  of,  and  be  superseded  by,  the  KBE  DIP 
Agreement. 
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3 .  Jobs  Linkage  Payment. 

KBJV  and  RCJV  shall  each  be  responsible  for  a  Jobs 
Contribution  Grant  (hereinafter  "Jobs  Payment")  as  such  term  is 
defined  in  Section  25B-2(3)  of  Article  26B  of  the  Boston  Zoning 
Code  and  in  accordance  therewith  with  respect  to  the  development 
of  One  Lincoln  Street  and  each  Phase  of  Ruggles  Center, 
respectively.   The  Jobs  Payment  shall  be  designated  in  a  manner  to 
ensure  that  the  contributions  benefit  the  Chinatown  and  Roxbury 
communities  equally.   In  accordance  with  Article  26B,  the  Jobs 
Payment  shall  be  made  in  two  installments  of  equal  amounts  in  the 
manner  provided  in  the  KBE  DIP  Agreement  and  the  Parcel  18  DIP 
Agreement . 

If  the  MWRA  leases  or  purchases  the  MWRA  Building,  RCJV's 
Jobs  Payment  with  respect  to  the  MWRA  Building  shall  be  based  upon 
each  square  foot  of  gross  floor  area  for  the  uses  listed  in  Table 
E  of  Article  26B  of  the  Boston  Zoning  Code  in  excess  of  25,000 
square  feet,  rather  than  100,000  square  feet  "as  provided  in 
Article  26B,  and  RCJV's  Jobs  Payment  with  respect  to  the  second 
phase  of  Ruggles  Center  shall  be  based  upon  each  square  foot  of 
gross  floor  area  for  such  uses  in  excess  of  75,000  square  feet. 
If  the  MWRA  does  not  lease  or  purchase  the  MWRA  Building,  the  full 
100,000  square  foot  exemption  shall  be  taken  in  connection  with 
Phase  1  as  provided  in  Article  26B.  <i 

RCJV's  obligations  under  this  Paragraph  3  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  the  Parcel  18  DIP 
Agreement.   KBJV's  obligations  under  this  Paragraph  3  shall 
terminate  upon  the  execution  of,  and  be  superseded  by,  the  KBE  DIP 
Agreement. 

4 .  Employment  Opportunities. 

(a )   Construction  Jobs. 

KBJV  and  RCJV  shall  each  cause  the  general  contractor 
for  th^ir  respective  Projects  or  Phase  thereof,  to  the  best  of  the 
respective  contractor's  ability,  to  grant  preference  in  hiring  to 
Boston  residents  during  the  construction  period.   KBJV  and  RCJV 
have  each  agreed  to  seek  to  achieve  a  standard  of  fifty  (50%) 
percent  residents,  thirty  (30%)  percent  minorities  and  ten  (10%) 
percent  women  on  the  workforce  for  both  One  Lincoln  Street  and 
Ruggles  Center.   In  addition,  KBJV  and  RCJV  will  each  work  with 
the  Liaison  Committee  to  seek  to  achieve  such  hiring  standard. 

KBJV  and  RCJV  shall  each  execute  and  deliver  to  the  Mayor's 
Office  of  Jobs  and  Community  Services  (the  "MOJCS"),  no  later  than 
the  KBE  Building  Permit  Date  in  the  case  of  KBJV  and  no  later  than 
the  Phase  Building  Permit  Date  for  the  first  Phase  of  Ruggles 
Center  in  the  case  of  RCJV,  a  plan,  to  be  known  as  the  Boston 
Residents  Construction  Employment  Plan,  which  plan  shall  set  forth 
in  detail  plans . to  ensure  that  its  contractors  for  One  Lincoln 
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street  or  all  Phases  of  Ruggles  Center,  as  the  case  may  be,  and 
those  engaged  by.  said  contractors  for  construction  of  the 
applicable  Pro]ect  or  Phase  thereof  on  a  craft-by-craft  basis  neet 
the  following  Boston  Residents  Construction  Employment  Standards: 

1.  At  least  fifty  (50%)  percent  of  the  total  employee 
workerhours  in  each  trade  shall  be  by  bona  fide  Boston 
residents ; 

2.  At  least  thirty  (30%)  of  the  total  employee  workerhours 
in  each  trade  shall  be  by  minorities; 

3.  At  least  ten  (10%)  of  the  total  employee  workerhours  in 
each  trade  shall  be  by  women. 

Workerhours  shall  include  on-the-job  training  and 
apprenticeship  positions. 

RCJV's  obligations  under  this  Paragraph  4(a)  shall  terminate 
upon  RCJV's  execution  and  delivery  to  the  Authority  of,  and  be 
superseded  by,  the  Boston  Residents  Construction  Employment  Plan. 
KBJV's  obligations  under  this  Paragraph  4(a)  shall  terminate  upon 
KBJV's  execution  and  delivery  to  the  Authority  of,  and  be 
superseded  by,  the  Boston  Residents  Construction  Employment  Plan. 

(b)   Permanent  Jobs 

KBJV  and  RCJV  will  each  undertake  the  following  with 
respect  to  One  Lincoln  Street  and  Ruggles  Center,  respectively: 

(i)   pursue  as  a  goal  the  employment  in  the  workforce 
at  their  respective  Projects,  fifty  (50%)  percent 
Boston  residents,  thirty  (30%)  percent  minorities 
and  fifty  (50%)  percent  women; 

(ii)   assign  responsibility  to  a  member  of  the 

management  staff  to  serve  on  a  liaison  committee 
to  consist  of  representatives  of  unions, 
contractors,  minority  business  interest  groups, 
appropriate  city  and  state  agencies  and  the 
Advisory  Panel  (as  defined  in  Paragraph  13 
hereof),  which  liaison  committee  will  monitor 
compliance  with  the  provisions  of  paragraph  4  of 
this  Memorandum  of  Understanding; 

(iii)   notify  the  appropriate  City  agency  of  employment 
opportunities  at  One  Lincoln  Street  or  Ruggles 
Center  respective  Projects  seven  (7)  business 
days  prior  to  announcing  or  advertising  the 
availability  of  such  positions  in  any 
communications  medium  or  with  any  employment  or 
-referral  agencies; 
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(iv)   notify  tenants  of  One  Lincoln  Street  or  Ruggles 
Center  respective  Projects,  in  writing,  of  the 
goals  of  item  (i)  above  and  forward  to  them  a 
copy  of  the  Boston  for  Boston  Employment  Services 
Guide; 

(V)   make  good  faith  efforts  to  encourage  tenants  of 

the  Projects  to  hire  Boston  residents  for  new  ]ob 
openings ; 

(vi)   become  a  signatory  to  the  Boston  Compact; 

(vii)   participate  in  the  Private  Industry  Council's 
Summer  Jobs  Program; 

(viii)   solicit  statistical  information  from  each  tenant 
of  their  respective  Projects  concerning  the 
number  of  new  employees  and  the  percentage  of 
Boston  residents  hired  during  the  previous  year; 
and 

(ix)   post  notice  of  available  job  opportunities  at  an 
on-site  job  posting  center  as  provided  in 
Paragraph  12  below. 

KBJV  and  RCJV  shall  each  also  execute  and  deliver  to  the 
MOJCS  a  First  Source  Agreement  and  a  Memorandum  of  Understanding 
regarding  permanent  job  opportunities.   Such  Memorandum  of 
Understanding  shall  set  forth  an  Employment  Opportunity  Plan  which 
presents  a  good  faith  effort  to  ensure  that  certain  employment 
opportunities  created  by  the  applicable  Project  will  be  made 
available  to  fifty  (50%)  percent  Boston  Residents,  thirty  (30%) 
percent  minorities  and  fifty  (50%)  percent  women.   KBJV  and  RCJV 
shall  each  use  the  services  of  the  Boston  Job  Exchange  Employment 
Referral  before  embarking  on  a  general  recruitment  effort  to  fill 
entry-level  positions  within  their  respective  Projects. 

RCJV's  obligations  under  this  Paragraph  4(b)  shall  terminate 
upon  RCJV's  execution  and  delivery  to  the  MOJCS  of,  and  be 
superseded  by,  a  First  Source  Agreement  and  a  Memorandum  of 
Understanding  regarding  permanent  job  opportunities.   KBJV's 
obligations  under  this  Paragraph  4(b)  shall  terminate  upon  KBJV's 
execution  and  delivery  to  the  MOJCS  of,  and  be  superseded  by,  a 
First  Source  Agreement  and  a  Memorandum  of  Understanding  regarding 
permanent  job  opportunities. 

5.    Child  Care  Facilities. 

KBJV  will  provide,  on-site  or  off-site,  child  care  facilities 
in  Chinatown  for  a  total  of  100  children.   RCJV  will  provide,  on- 
site  or  off-site,  child  care  facilities  in  Roxbury  for  a  total  of 
100  children.   KBJV  and  RCJV  will  each  work  with  the  City  and 
local  communities  to  design  appropriate  child  care  programs.   If 
the  MWRA  Building  fs  leased  or  purchased  by  the  MWRA,  the  100 
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child  care  slots  to  be  provided  by  RCJV  will  be  in  addition  to 
child  care  services,  if  any,  provided  to  the  MWRA.   In  addition, 
if  any  tenant  at  One  Lincoln  Street  or  Ruggles  Center  provides  its 
own  child  care  services  on-site,  such  child  care  services  shall 
not  be  included  in  the  100  child  care  slots  to  be  provided  by  KBJV 
and  RCJV.   KBJV  and  RCJV  will  each  worl<  with  the  Authority  and  the 
respective  communities  on  a  child  care  plan  to  be  agreed  upon  and 
executed  by  KBJV,  RCJV  and  the  Authority,  which  plan  shall  set 
forth  in  more  detail  the  location  of  the  proposed  child  care 
facilities,  the  proposed  child  care  program  and  program  design, 
the  proposed  child  care  population  to  be  served  by  the  child  care 
facilities  and  the  proposed  delivery  date  of  such  child  care 
facilities  (the  "Child  Care  Plan").   The  obligations  of  KBJV  and 
RCJV  hereunder  shall  be  satisfied  so  long  as  KBJV  or  RCJV,  as  the 
case  may  be,  makes  available,  or  causes  to  be  made  available,  the 
facilities  for  which  it  is  responsible  hereunder,  such  facilities 
to  include  the  finish,  furnishings  and  equipment  required  for  the 
operation  of  such  child  care  facilities.   Neither  RCJV  nor  KBJV 
shall  be  responsible  for  the  operation  or  staffing  of  such  child 
care  facilities. 

Notwithstanding  the  foregoing,  if  KBJV  has  not  made 
provisions  for  the  child  care  facilities  for  which  it  is 
responsible  hereunder  prior  to  the  issuance  of  the  KBE  Certificate 
of  Occupancy,  KBJV  shall  place  $1,250,000  in  escrow  with  the  -« 
Authority.   Notwithstanding  the  foregoing,  if  RCJV  has  not  made 
provisions  for  the  child  care  facilities  for  which  it  is 
responsible  hereunder  prior  to  the  issuance  of  the  KBE  Certificate 
of  Occupancy,  RCJV  shall  place  $1,250,000  in  escrow  with  the 
Authority.   For  purposes  hereof,  KBJV  or  RCJV,  as  the  case  may  be, 
shall  be  deemed  to  have  made  provisions  for  the  child  care 
facilities  for  which  it  is  responsible  hereunder,  if  it  has  (i) 
commenced  construction  of  such  facilities,  (ii)  entered  into  an 
agreement  for  the  purchase,  lease  or  development  of  such 
facilities,  or  (iii)  entered  into  an  agreement  for  the  operation 
of  such  facilities  at  an  identified  location.   In  the  event  any 
funds  are  paid  to  the  Authority  in  accordance  with  the  foregoing, 
the  Authority  will  (x)  hold  the  funds  in  escrow  in  a  money-market 
interest-bearing  account  for  the  benefit  of  KBJV  or  RCJV,  as  the 
case  may  be,  and  (y)  pay  the  funds,  together  with  all  interest 
thereon,  to  KBJV  or  RCJV,  as  the  case  may  be,  promptly  upon  KBJV 
or  RCJV,  as  applicable,  making  provisions  for  such  child  care 
facilities  in  accordance  with  the  foregoing. 

It  is  intended  that  the  fulfillment  of  the  obligations  of 
KBJV  or  RCJV  under  this  Paragraph  shall  fully  satisfy  all 
obligations  relating  to  child  care  or  day  care  facilities  imposed 
by  the  applicable  provisions  of  the  Boston  Zoning  Code  with 
respect  to  One  Lincoln  Street  or  Ruggles  Center,  as  the  case  may 
be. 
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RC JV  s  Obligations  under  this  Paragraph  5  shall  terminate 
upon  execution  by  RCJV  and  the  Authority  of  the  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV s  obligations  under 
this  Paragraph  5  shall  terminate  upon  execution  by  KBJV  and  the 
Authority  of  the  Cooperation  Agreement  by  KBJV  and  the  Authority. 

6.  Thirty  Percent  MBE/WBE  Utilization  Goal. 

KBJV  and  RCJV  will  each  use  good  faith  efforts  to  utilize  a 
combined  total  of  thirty  (30%)  percent  minority  business 
enterprises  ( "MBE" )  and  women  business  enterprises  ( "WBE" )  for  all 
contracts  related  to  the  development  of  One  Lincoln  Street  and 
Ruggles  Center.   Such  contracts  shall  relate  to  the  provision  of 
services  in  connection  with  the  development  of  Parcel  18  and  the 
KBE  Parcel,  such  as,  but  not  limited  to,  architectural, 
engineering,  legal  and  public  relations  services. 

RCJV's  obligations  under  this  Paragraph  6  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  6  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

7 .  Technical  Assistance  and  Outreach  to  MBE/WBE. 

KBJV  and  RCJV  will  jointly  hire  a  staff  person  who  will 
coordinate  community  benefits  and  will  have  as  one  of  his  or  her 
major  responsibilities,  the  outreach  and  liaison  work  required  to 
attract  MBEs  and  WBEs  during  the  preconstruction  phase  and  all 
other  development  phases  of  each  Project.   KBJV  and  RCJV  will  each 
spend  time  within  the  Roxbury  and  Chinatown  communities 
encouraging  and  recruiting  MBEs  and  WBEs  to  participate  in  the 
Projects.   In  addition,  KBJV  and  RCJV  will  each  provide 
appropriate  assistance  to  MBEs  and  WBEs,  such  as  the  provision  of 
information  and  referrals  requested  by  MBEs  and  WBEs. 

KBJV  and  RCJV  will  each  make  good  faith  efforts  to  encourage 
participation  of  MBEs  and  WBEs  during  the  preconstruction  phase 
and  all  other  development  phases  of  each  Project  and  will  each  use 
good  faith  efforts  to  cause  the  general  contractor  for  their 
respective  Projects  or  Phase  thereof,  to  the  best  of  the 
respective  contractor's  ability,  to  provide  maximum  opportunity  to 
minority  and  women  subcontractors  by  employing  a  diversity  of 
strategies  and  initiatives  such  as: 

(a)  providing  written  notice  to  a  reasonable  number  of  MBE 
and  WBE  subcontractors  of  all  major  areas  of  work  on  each  Project 
or  Phase  thereof  to  be  subcontracted; 

(b)  advertising  in  minority  targeted  media,  such  as 
newspapers  and  publications,  the  availability  of  subcontracting 
opportunities; 
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(c)  holding  pre-bid  meetings  to  apprise  minority  and  women 
subcontractors  of  available  work  opportunities  with  respect  to 
each  Project  or  Phase  thereof. 

RCJV's  obligations  under  chis  Paragraph  7  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  7  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

8.  One  Hundred  Thousand  ($100,000)  Dollar  Challenge  Grant. 

MCPV  has  contributed  Twenty-Four  Thousand  ($24,000)  Dollars 
to  the  Neighborhood  Council  and  the  Task  Force  as  a  planning 
grant,  matching  a  similar  contribution  made  by  the  Authority.   The 
matching  grant,  the  remainder  of  which  will  be  made  by  KBJV,  will 
total  One  Hundred  Thousand  ($100,000)  Dollars  over  the  next  two 
years,  such  grant  to  be  made  as  set  forth  in  a  letter  agreement 
between  MCPV  and  the  Neighborhood  Council  dat^d  November  9,  1988 
and  a  letter  agreement  between  MCPV  and  the  Task  Force  dated 
November  7,  1988.   Pursuant  to  such  letter  agreements,  such  grant 
will  be  consistent  with  the  terms  of  the  agreement  dated 
December  19,  1988  by  and  between  the  Authority  and  the  Task  Force 
and  the  agreement  dated  April  3,  1989  by  and  between  the  Authority 
and  the  Neighborhood  Council.  4 

KBJV's  obligation  under  this  Paragraph  8  shall  terminate  upon 
full  payment  to  the  Neighborhood  Council  and  the  Task  Force  of  the 
$76,000  remaining  to  be  paid  hereunder. 

9.  Four  Hundred  Thousand  ($400,000)  Dollar  Challenge  Grant. 

KBJV  will  make  available  a  Four  Hundred  Thousand  ($400,000) 
Dollar  challenge  grant  ("$400,000  challenge  grant"),  subject  to 
being  matched  on  a  two-for-one  basis  by  public  or  private  sources, 
for  developing  minority  capacity  to  obtain  management  level 
positions  in  the  real  estate  industry.   A  portion  of  such  funds 
shall  be  used  to  expand  existing  programs  which  provide  practical 
education,  training  and  certificates  in  a  variety  of  real  estate 
professions,  such  as  property  management,  appraisal,  brokerage  and 
development.   KBJV  will  provide  assistance  to  the  Task  Force  and 
the  Neighborhood  Council  in  the  seeking  and  raising  of  the 
matching  portion  of  the  funds.   No  later  than  the  KBE  Building 
Permit  Date,  KBJV  shall  deliver  Four  Hundred  Thousand  ($400,000) 
Dollars  (a)  to  the  Authority  as  escrow  agent  pending  both  (i) 
joint  designation  by  the  Task  Force,  the  Neighborhood  Council  and 
KBJV  (the  "Designation")  of  the  recipient  or  recipients  of  the 
$400,000  challenge  grant  (the  "Grant  Recipients")  and  (ii)  receipt 
by  the  Authority  or  the  Grant  Recipients  in  accordance  with  the 
Designation  of  matching  funds  on  a  two-for-one  basis,  which 
receipt  has  been  verified  in  writing  jointly  by  the  Task  Force, 
the  Neighborhood  Council  and  KBJV  (collectively,  (i)  and  (ii)  are 
referred  to  as  the.."Release  Conditions"),  or  (b)  to  the  Grant 
Recipients  in  accordance  with  the  Designation  if  the  Release 
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Conditions  have  been  satisfied.   In  the  event  any  of  the  $400,000 
challenge  grant  is  paid  to  the  Authority  in  accordance  with  the 
foregoing,  the  Authority  shall  (x)  hold  such  money  in  escrow  in  a 
money-market  interest-bearing  account  for  ::he  benefit  of  the  Grant 
Recipients  and  (y)  pay  such  money  to  the  Grant  Recipients  in 
accordance  with  the  Designation  promptly  after  satisfaction  of  the 
Release  Conditions,  such  payments  to  be  made  from  time  to  time  as 
matching  funds  are  received  and  verified  in  accordance  with  the 
Release  Conditions.   Upon  receipt  by  the  Authority  or  the  Grant 
Recipients  in  accordance  with  the  Designation  of  $800,000  in 
matching  funds  and  verification  thereof  in  accordance  with  the 
Release  Conditions,  interest  earned  on  payments  held  in  escrow  by 
tne  Authority,  if  any,  shall  also  be  paid  by  the  Authority  to  the 
Grant  Recipients  in  accordance  with  the  Designation.   Any  sums 
still  being  held  in  escrow  by  the  Authority,  including  all 
interest  earned  on  sums  held  in  escrow  by  the  Authority  at  any 
time  pursuant  to  this  Paragraph,  shall  be  paid  to  the  Grant 
Recipients  two  (2)  years  after  the  issuance  of  the  KBE  Certificate 
of  Occupancy  if  the  Designation  has  already  occurred,  or  on  the 
date  of  Designation  if  the  Designation  has  not  yet  occurred. 

KBJV's  obligation  hereunder  shall  terminate  upon  full  payment 
of  the  $400,000  challenge  grant  to  the  Authority  or  the  Grant 
Recipients. 

10.   Thirty  Percent  MBE  Retail. 

RCJV  and  KBJV  have  each  set  as  a  minimum  goal  the  leasing  of 
at  least  thirty  (30%)  percent  of  the  total  leasable  square  footage 
of  all  retail  space  in  Ruggles  Center  and  One  Lincoln  Street, 
respectively,  to  MBEs  and  will  use  best  efforts  to  market  such 
retail  space  to  MBEs.   In  order  to  reach  this  goal,  RCJV  and  KBJV 
each  intend  to  work  with  local  retail  merchants  and  established 
merchant  associations  within  geographic  proximity  to  their 
respective  Projects  to  ensure  that  the  local  merchants  are  aware 
of  retail  space  opportunities  in,  and  have  the  first  opportunity 
to  locate  to,  Ruggles  Center  and  One  Lincoln  Street,  respectively. 
RCJV  and  KBJV  will  each  attempt  through  advertising  and  community 
meetings  to  encourage  many  existing  and/or  developing  retail 
businesses  to  apply  for  occupancy  at  Ruggles  Center  and  One 
Lincoln  Street.   In  addition,  RCJV  and  KBJV  may  provide  financial 
assistance  to  MBE  retail  merchants  for  space  planning  and  build- 
out  of  the  retail  space  in  Ruggles  Center  and  One  Lincoln  Street, 
as  the  case  may  be,  the  amount  of  such  financial  assistance  to  any 
such  merchant  to  be  amortized  over  the  term  of  the  lease  with  the 
merchant  and  repaid  as  additional  rent.   "Best  efforts"  shall  mean 
reliance  on  traditional  methods  of  leasing  and,  whenever  those 
traditional  methods  prove  insufficient  to  afford  a  meaningful 
opportunity  to  minority  business  enterprises  to  lease  space  at 
Ruggles  Center  and  One  Lincoln  Street,  RCJV  and  KBJV  shall  take 
other  affirmative  measures  to  sufficiently  afford  such  an 
opportunity  at  their  respective  Projects.   Best  efforts  shall  not 
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require  that  RCJV  and  KBJV  lease  space  to  minority  business 
enterprises  under  any  terms  and  conditions  that  are  in  any  respect 
inconsistent  with  terms  and  conditions  generally  applicable  to 
other  lessees  at  their  respective  Projects. 

RCJV's  obligations  under  this  Paragraph  10  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  10  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

11.  Incubator  Space. 

RCJV  will  work,  with  the  Advisory  Panel  to  develop  a  business 
incubator  program  in  one  Phase  of  Ruggles  Center  to  be  designated 
by  RCJV.   The  goal  of  the  business  incubator  program  is  to  provide 
opportunities  at  relatively  low  costs  for  existing  or  start-up 
businesses  to  explore  new  ideas  and  business  operations.   RCJV 
will  provide  financial  assistance  to  the  business  incubator  for 
space  planning  and  build-out  of  the  business  incubator  operations, 
the  amount  of  such  financial  assistance  to  the  business  incubator 
to  be  amortized  over  the  term  of  the  lease  with  the  business 
incubator  and  repaid  as  additional  rent.   RCJV  will  make  a  good 
faith  effort  with  the  assistance  of  the  Advisory  Panel  to  identify 
qualified  business  operators  acceptable  to  RCJV  in  its  sole   ^ 
discretion.   In  recognition  that  subsidies  will  be  required  for 
the  business  incubator  program,  RCJV  will  cooperate  with  the  Task 
Force,  the  Neighborhood  Council  and  other  community  groups  in 
their  efforts  to  obtain  such  subsidies  from  private  or  public 
sources,  but  RCJV  will  neither  be  responsible  for  obtaining  or 
providing  such  subsidies  nor  for  the  success  of  the  business 
incubator  program. 

RCJV's  obligations  under  this  Paragraph  11  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority. 

12.  Notice  of  Availability  of  Employment  Opportunities. 

RCJV  and  KBJV  will  each  provide  either  on-site  or  off-site 
employment  centers,  such  as  kiosks  or  the  posting  of  bulletin 
boards,  prior  to  and  during  the  construction  of  Ruggles  Center  and 
One  Lincoln  Street,  respectively,  so  as  to  inform  the  public  of 
available  employment  opportunities  at  their  respective  Projects. 
After  construction  of  Ruggles  Center  and  One  Lincoln  Street,  it  is 
anticipated  that  notice  of  available  job  opportunities  will  be 
posted  at  a  job  posting  center  to  be  located  on-site  consistent 
with  the  Boston  for  Boston  Employment  Program  Policy. 

RCJV's  obligations  under  this  Paragraph  12  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  1*2  shall  terminate  upon  the  execution  of,  and  be 
superseded  by?  a  Cboperation  Agreement  by  KBJV  and  the  Authority. 
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13 .  Equity  Participation  by  Community  Groups. 

3y  its  execution  of  this  Memorandum  of  Understanding, 
Rucgles-Bedford  Associates,  Inc.  ("RBA")  one  of  the  two  general 
partners  of  Columbia  Plaza  Associates  ("CPA"),  a  general  partner 
of  both  KBJV  and  RCJV,  agrees  that,  no  later  than  the  earlier  of 
(i)  one  hundred  twenty  (120)  days  after  the  full  execution  of  this 
Memorandum  of  Understanding  or  (ii)  final  designation  of  RCJV  as 
developer  of  Parcel  18,  at  least  ten  percent  (10%)  of  the  interest 
of  RBA  in  CPA,  shall  be  held  by  non-profit  community-based 
organizations.   Chinese  Investment  Limited  Partnership  ("CILP")/ 
the  other  general  partner  of  CPA,  has  already  satisfied  the 
requirement  that  at  least  ten  percent  (10%)  of  the  interest  of 
CILP  in  CPA  be  held  by  non-profit  community-based  organizations  by 
donating  ten  percent  (10%)  of  the  interest  of  CILP  to  the  Chinese 
Consolidated  Benevolent  Association  of  New  England. 

RBA's  obligations  under  this  Paragraph  13  shall  terminate 
upon  the  execution  of,  and  be  superseded  by  an  agreement  between 
RBA  and  the  Authority  setting  forth  the  obligations  of  RBA  under 
this  Paragraph  13. 

14.  Advisory  Panel. 

RCJV  and  KBJV  will  both  participate  in  an  advisory  panel  (the 
"Advisory  Panel")  to  consist  of  representatives  of  all  of  the 
parties  hereto,  appropriate  city  and  state  agencies  and  the 
Massachusetts  Bay  Transportation  Authority  for  the  purpose  of 
implementing  the  community  benefits  to  be  provided  by  RCJV  and 
KBJV  pursuant  to  this  Memorandum  of  Understanding,  and  ensuring 
compliance  with  the  provisions  hereof. 

RCJV's  obligations  under  this  Paragraph  14  shall  terminate 
upon  the  execution  of,  and  be  superseded  by,  a  Cooperation 
Agreement  by  RCJV  and  the  Authority.   KBJV's  obligations  under 
this  Paragraph  14  shall  terminate  upon  the  execution  of,  and  be 
superseded  by,  a  Cooperation  Agreement  by  KBJV  and  the  Authority. 

B.    Successors  and  Assigns.   This  Memorandum  of 
Understanding  shall  be  binding  upon  and  enforceable  against  the 
successors  and  assigns  of  the  parties  hereto,  it  being  understood 
and  agreed  that  RCJV  shall  have  a  right  to  transfer  or  assign  to 
another  party  or  parties  its  rights  and  interests  under  this 
Agreement  and  in  all  or  a  portion  of  Parcel  18,  Ruggles  Center  and 
any  phase  thereof,  and  KBJV  shall  have  a  right  to  transfer  or 
assign  to  another  party  or  parties  its  rights  and  interests  under 
this  Agreement  and  in  all  or  a  portion  of  the  KBE  Parcel  and  One 
Lincoln  Street,  subject  in  each  case  to  such  limitations  as  may  be 
contained  in  other  agreements  between  RCJV  and  the  Authority  or 
between  KBJV  and  the  Authority,  as  the  case  may  be. 


-16- 


C.  Limitation  of  Liability.   The  liability  of  RCJV  or  its 
successors  and  assigns  (including,  without  limitation,  mortgagees) 
(the  "Phase  Developer")  arising  under  this  Memorandum  of 
Understanding  with  respect  to  each  Phase  shall  be  limited  solely 
to  the  assets  and  property  of  the  Phase  Developer  with  respect  to 
such  Phase,  and  no  partner,  venturer,  trustee,  beneficiary, 
shareholder,  officer,  director  or  the  like  of  the  Phase  Developer, 
from  time  to  time,  or  any  such  person's  or  entity's  separate 
assets  or  property  shall  have  or  be  subject  to  any  personal 
liability  with  respect  to  any  obligation  or  liability  of  the  Phase 
Developer  hereunder  or  thereunder.   A  deficit  capital  account  of  a 
partner  of  the  Phase  Developer  shall  not  be  deemed  to  be  a 
liability  of  such  partner  nor  an  asset  or  property  of  the  Phase 
Developer . 

The  liability  of  KBJV  or  its  successors  and  assigns 
(including,  without  limitation,  mortgagees)  (the  "KBE  Developer") 
arising  under  this  Memorandum  of  Understanding  with  respect  to  One 
Lincoln  Street  shall  be  limited  solely  to  the  assets  and  property 
of  the  KBE  Developer  with  respect  to  One  Lincoln  Street,  and  no 
partner,  venturer,  trustee,  beneficiary,  shareholder,  officer, 
director  or  the  like  of  the  KBE  Developer,  from  time  to  time,  or 
any  such  person's  or  entity's  separate  assets  or  property  shall 
have  or  be  subject  to  any  personal  liability  with  respect  to  any 
obligation  or  liability  of  the  KBE  Developer  hereunder  or     ^ 
thereunder.   A  deficit  capital  account  of  a  partner  of  the  KBE 
Developer  shall  not  be  deemed  to  be  a  liability  of  such  partner 
nor  an  asset  or  property  of  the  KBE  Developer. 

D.  Default .   Each  and  every  covenant  contained  in  this 
Memorandum  of  Understanding  is  and  shall  be  construed  to  be  a 
separate  and  independent  covenant  and  shall,  as  relevant,  apply 
separately  to  One  Lincoln  Street  and  each  Phase  of  Ruggles  Center, 
and  a  default  with  respect  to  any  covenant  as  it  relates  to  One 
Lincoln  Street  shall  not  constitute  a  default  with  respect  to 
Ruggles  Center,  and  a  default  with  respect  to  Ruggles  Center  shall 
not  constitute  a  default  with  respect  to  One  Lincoln  Street. 
Furthermore,  a  default  with  respect  to  one  Phase  of  Ruggles  Center 
shall  not  constitute  a  default  with  respect  to  any  other  Phase  of 
Ruggles  Center. 

E.  Severability.   If  any  term  or  provision  of  this 
Memorandum  of  Understanding,  or  the  application  thereof  to  any 
person  or  circumstance,  shall  to  any  extent  be  invalid  and 
unenforceable,  the  remainder  of  this  Memorandum  of  Understanding, 
or  the  application  of  such  terras  to  persons  or  circumstances  other 
than  those  to  which  it  is  invalid  or  unenforceable,  shall  not  be 
affected  thereby,  and  each  terra  and  provision  of  this  Memorandum 
of  Understanding  shall  be  valid  and  shall  be  enforced  to  the 
extent  permitted  by  law. 

F.  Governing  Law.   This  Memorandum  of  Understanding  shall 
be  governed  and 'construed  in  accordance  with  the  laws  of  the 
Commonwealth  of-  Ma'ssachusetts. 
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G.    Termination.   Except  as  otherwise  provided  herein, 
obligations  of  KBJV  hereunder  shall  terminate  on  the  Covenant 
Expiration  Date  as  defined  in  the  KBE  Sale  and  Construction 
Agreement,  unless  sooner  terminated  by  the  provisions  hereof. 
Except  as  otherwise  provided  herein,  obligations  of  RCJV  hereunder 
shall  terminate  on  the  Covenant  Expiration  Date  for  the  applicable 
phase  as  defined  in  the  Parcel  18  Sale  and  Construction  Agreement, 
unless  sooner  terminated  by  the  provisions  hereof. 


H. 


Notice 


or  permitted  to 
shall  be  in  writ 
representative  o 
Neighborhood  Cou 
hand-delivered  o 
certified  mail, 
when  delivered, 
Service,  if  mail 
it  is  directed, 
written  notice  t 


s.   All  notices  or  other  communications  required 
be  given  under  this  Memorandum  of  Understanding 
ing,  signed  by  a  duly  authorized  officer  or 
f  the  Authority,  KBJV,  RCJV,  the  Task  Force  or  the 
ncil,  as  the  case  may  be,  and  shall  either  be 
r  mailed  postage  pre-paid,  by  registered  or 
return  receipt  requested  and  shall  be  deemed  given 
if  by  hand,  or  when  deposited  with  the  U.S.  Postal 
ed,  to  the  principal  office  of  the  party  to  which 
which  is  as  follows  unless  otherwise  designated  by 
o  the  other  parties: 


KBJV: 


Kingston  Bedford  Joint  Venture 

c/o  Metropolitan/Columbia  Plaza 

Venture  ^ 

200  State  Street 

Boston,  MA  02109 

Attn:  Mr.  Robert  L.  Green 


with  copy  to: 


Hale  and  Dorr 
60  State  Street 
Boston,  MA  02109 

Attn:  John  D.  Hamilton, 


Jr 


P.C. 


RCJV; 


Haggles  Center  Joint  Venture 

c/o  Metropolitan/Columbia  Plaza 

Venture 

200  State  Street 

Boston,  MA  02109 

Attn:  Mr.  Robert  L.  Green 


with  copy  to: 


Hale  and  Dorr 
60  State  Street 
Boston,  MA  02109 
Attn:  John  D.  Hamilton, 


Jr 


P.C. 


Boston  Redevelopment 
Authority:       .  ■ 


Director's  Office 
One  City  Hall  Plaza 
Boston,  MA  02201 
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with  copy  to: 


Boston  Redevelopment  Authority 
Chief  General  Counsel 
One  City  Hall  Plaza 
Boston,  MA  02201 


•eel  18+  Development 
ik  Force 


Parcel  18+  Development  Task  Force 
2406  Washington  Street 
Boston,  MA  02119 


natown/South  Cove 
ghborhood  Council 


Chinatown/South  Cove  Neighborhood 

Council 
31  Beach  Street 
Boston,  MA  02111 


Amendment 


t 

hereof. 

may 

be 

ting 

executed 

by 

J. 

Conflicts 

This  Memorandum  of  Understanding,  or  any 
amended  from  time  to  time  hereafter  only  in 
all  of  the  parties  hereto. 


■erstanding  contain 
.tained  in  the  Sale 
eement,  or  the  Dev 
a  Project  or  Phase 
ered  into  by  and  b 
iropriate  parties, 
ter  or  any  Phase  t 
iropriate  parties, 
coin  Street,  the  t 


To  the  extent  that  this  Memorandum  of 
3  terms  that  conflict  with  the  terms     ^ 

and  Construction  Agreement,  the  Cooperation 
elopment  Impact  Project  Agreement  pertaining 

of  Parcel  18,  or  any  other  agreements 
etween  the  Authority  and  RCJV  (and  other 
if  any)  with  respect  to  Parcel  18,  Ruggles 
hereof  and  the  Authority  and  KBJV  (and  other 
if  any)  with  respect  to  the  KBE  Parcel  or  One 
erms  of  such  other  agreement  shall  govern. 


,   IN  WITNESS  WHEREOF,  the  parties  hereto  have  caused  this 
itrument  to  be  executed  in  their  behalf  by  their  respective 
'icers  and  thereunto  duly  authorized  as  of  the  day  and  year 
Lst  above  written. 


proved  as  to  Form: 


BOSTON  REDEVELOPMENT  AUTHORITY 


iQt   General  Counsel 
3ton  Redevelopment 
^thority 


By; 


Stephen  Coyle,  Director 


RUGGLES  CENTER  JOINT  VENTURE 


By: 
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KINGSTON  BEDFORD  JOINT  VENTURE 
By:   ^___ 

PARCEL  18+  DEVELOPMENT  TASK  FORCE 
By:   


CHINATOWN/SOUTH  COVE  NEIGHBORHOOD 
COUNCIL 


By: 


EXECUTED  as  of  this  day  of  ,  1989  soleLy  to 

agree  to  be  bound  by  the  provisions  of  Paragraph  A. 13  of  this 
Memorandum  of  Understanding: 

RUGGLES-BEDFORD  ASSOCIATES,  INC. 


By: 


CHINESE  INVESTMENT  LIMITED 
PARTNERSHIP 


By: 
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EXHIBIT  B 


CERTIFICATE  OF  VOTE 


The  undersigned  hereby  certifies  as  follows: 

(1)  That  he  is  the  duly  qualified  Secretary  of  the  Boston 
Redevelopment  Authority,  hereinafter  called  the  Authority,  and  the 
keeper  of  the  records,  including  the  journal  of  proceedings  of  the 
Authority. 


(2)  That  the  following  is  a  true  and  correct  copy  of  a  vote 
as  finally  adopted  at  a  meeting  of  the  Authority  held  on 
June  29,  1989  and  duly  recorded  in  this  office: 

Copies  of  a  memorandum  dated  June  29,  1989,  were  distributed 
re:  Public  Hearing  on  a  Development  Impact  Project  Plan  and  Planned 
Development  Area  Plan  for  One  Lincoln  Street  and  for  a  Development 
Impact  Project  Plan,  Master  Plan  and  Planned  Development  Area  Plan 
for  Ruggles  Center,  attached  to  which  were  copies  of  a  proposed 
vote  and  four  Resolutions. 

Also  distributed  were  copies  of  a  binder  entitled  "One  Lincoln 
Street  Public  Hearing,  June  29,  1989,  containing  the  following 
documents:  Memorandum  to  the  BRA  Board  and  Stephen  Coyle;  Site 
Plan;  Fact  Sheet;  Resolutions  of  the  BRA  Board;  Development  Plan 
and  DIP  Plan;  DIP  Agreement;  Cooperation  Agreement;  Community  Benefits 
Memorandum  of  Understanding;  40J  Disclosure  Form  and  Letters  of 
support;  and  a  binder  entitled  "Ruggles  Center  Public  Hearing, 
June  29,  1989"  containing  the  following  documents:  Memorandum  to 
the  BRA  Board  and  Stephen  Coyle;  Site  Plan;  Fact  Sheet;  Resolutions 
of  the  BRA  Board;  Master  Plan  and  DIP  Plan;  Development  Plan  for 
Phase  I;  DIP  Agreement;  Cooperation  Agreement;  Community  Benefits 
Memorandum  of  Understanding;  40J  Disclosure  Form  and  Letters  of 
Support . 

Mr.  Anthony  Williams,  Assistant  Director  for  Neighborhood  Housing 
and  Development,  addressed  the  Board  and  answered  the  Members' 
questions . 

Forty-One  letters  of  support  were  received  by  the  Board  and 
were  incorporated  in  the  record  of  the  Authority. 

Ms.  Pamela  Wessling,  Deputy  Director  for  Urban  Design  and 
Development,  addressed  the  Board  and  submitted  a  letter  from  the 
Commonwealth  of  Massachusetts,  Executive  Office  for  Administration 
and  Finance,  L.  Edward  Lashman,  Jr.  to  the  Honorable  Raymond  L. 
Flynn  regarding  off-street  parking  funds  being  made  available. 

Mr.  Robert  Green,  Manager,  Boston  Office  of  Metropolitan 
Structures,  resident  of  33  Fenno  Street,  Cambridge,  MA,  addressed 
the  Board  and  answered  the  Members'  questions. 


Mr.  Yu  Sing  Jung,  Architect,  Jung/Brannen  Associates,  addressed 
the  Board,  made  a  presentation  and  answered  the  Members'  questions. 

Mr.  Homer  Russell,  Director  of  Urban  Design  and  Development, 
addressed  the  Board  and  answered  the  Members'  questions. 

The  following  addressed  the  Board  in  support: 

Councillor  James  Kelley; 

Robert  DelloRusso  on  behalf  of  Representative  Salvatore  DiMasi. 

Mr.   David   Lee,   Architect,   Stull   &   Lee,   addressed  the  Board 

and  answered  the  Members'  questions. 

The  Chairman  declared  a  short  recess  at  3:40  p.m. 

The  meeting  re-convened  at  3:55  p.m. 

The  following  appeared  before  the  Board  in  support: 

Councillor  Charles  Yancey; 

Councillor  Thomas  Menino; 

Councillor  Bruce  Boiling; 

Don  Gillis,  Director  of  the  Mayor's  Office  of  Community  Services; 

also  read  and  submitted  a  letter  of  support  from  the  Honorable 

Raymond  Flynn; 

William  Moy,  Chairman,  Chinatown  Neighborhood  Council; 

Reverend  Anthony  A.  Bethal; 

The  Chairman  recognized  approximately  20  residents  of  Roxbury 

and  Chinatown  who  wished  to  be  recorded  in  support; 

Councillor  Michael  McCormack; 

Mr.  Joseph  Nigro,  Boston  Building  Trades; 

Commissioner  Richard  Dimino  addressed  the  Board  and  submitted 
a  document  entitled  "A  Plan  for  Transportation  in  the  Midtown  Cultural 
District" . 

No  one  appeared  in  opposition. 

The  following  Resolutions  entitled  "RESOLUTION  OF  THE  BOSTON 
REDEVELOPMENT  AUTHORITY  REGARDING  ONE  LINCOLN  STREET  DEVELOPMENT 
PLAN  AND  DEVELOPMENT  IMPACT  PROJECT  PLAN";  "RESOLUTION  OF  THE  BOSTON 
REDEVELOPMENT  AUTHORITY  REGARDING  RUGGLES  CENTER  MASTER  PLAN  AND 
DEVELOPMENT  IMPACT  PROJECT  PLAN  AND  DEVELOPMENT  PLAN  FOR  PHASE  1"; 
"RESOLUTION  OF  THE  BOSTON  REDEVELOPMENT  AUTHORITY  RE:  PROCLAIMER 
OF  MINOR  MODIFICATIONS  OF  THE  CAMPUS  HIGH  SCHOOL  URBAN  RENEWAL  PLAN, 
PROJECT  NO.  R-129";  and  "RESOLUTION  OF  THE  BOSTON  REDEVELOPMENT 
AUTHORITY  RE:  PROCLAIMER  OF  MINOR  MODIFICATIONS  OF  THE  SOUTH  END 
URBAN  RENEWAL  PLAN,  PROJECT  NO.  R-56"  were  introduced,  read  and 
considered . 

On  motion  duly  made  by  Mr.  Flaherty,  and  seconded  by  Mr.  O'Brien, 
it  was  unanimously 
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VOTED:   That   the  Authority  hereby  adopts   the  above-mentioned 

Resolutions  entitled: 

(i)   "Resolution  of  the  Boston  Redevelopment  Authority 

Regarding   One   Lincoln   Street   Development   Plan   and 

Development  Impact  Project  Plan"  and  dated  June  29,  1989, 

consisting  of  19  pages,  and  the  Authority  specifically 

adopts    the    findings    incorporated    therein,    and 

specifically   adopts   the   Resolves   that   are   outlined 

in  the  last  4  pages  of  said  Resolution;  as  follows: 

RESOLVES 

NOW  THEREFORE  be  it  resolved  by  the  Authority 

That  in  connection  with  the  Development  Plan/Development 
Impact  Project  Plan  for  Planned  Development  Area  No. 
35  (the  "PDA/DIP  Plan"),  presented  at  a  public  hearing 
duly  held  at  the  office  of  the  Boston  Redevelopment 
Authority  (the  "Authority")  on  Thursday,  June  29,  1989, 
and  after  consideration  of  (a)  evidence  presented  at, 
and  in  connection  with,  the  hearing,  and  in  connection 
with  the  proposed  project  described  in  the  PDA/DIP 
Plan,  (b)  matters  discussed  in  a  memorandum  dated 
June  29,  1989,  from  Anthony  A.  Williams  and  Pamela 
Wessling  to  the  Authority  and  Stephen  Coyle,  and  (c) 
the  findings  of  the  Authority  set  forth  above,  which 
evidence,  memorandum  and  findings  are  incorporated 
herein  by  reference,  the  Authority  finds  that  (1)  the 
PDA/DIP  Plan  conforms  to  the  South  Station  Economic 
Development  Area  Plan  (the  "South  Station  Plan")  and  the 
general  plan  for  the  City  as  a  whole;  (2)  nothing  in 
the  PDA/DIP  Plan  will  be  injurious  to  the  neighborhood 
or  otherwise  detrimental  to  the  public  welfare;  (3) 
the  PDA/DIP  Plan  is  in  substantial  accord  with  the 
provisions  of  Sections  40-10  and  40-11  of  proposed 
Article  40  of  the  Boston  Zoning  Code  which  is  pending 
approval  by  the  Authority  and  the  City  ("Article  40"); 
(4)  the  proposed  project  described  in  the  PDA/DIP  Plan 
is  in  substantial  accord  with  the  building  height  and 
FAR  standards  set  forth  in  Section  40-6  of  Article 
40;  (5)  on  balance,  nothing  in  the  PDA/DIP  Plan  will 
be  injurious  to  the  neighborhood  or  otherwise  detrimental 
to  the  public  welfare,  weighing  all  the  benefits  and 
burdens;  (6)  the  PDA/DIP  Plan  proposes  a  plan  for 
development  consistent  with  the  goals  of  the  South 
Station  Plan,  including  the  provision  of  public  benefits 
in  accordance  with  Parcel-to-Parcel  Linkage  program 
guidelines  in  accordance  with  the  provisions  of  Section 
40-11.2  of  Article  40;  and  (7)  the  PDA/DIP  Plan  does 
adequately  and  sufficiently  satisfy  all  other  criteria 
and  specifications  for  a  planned  development  area 
subdistrict  designation  and  for  a  development  impact 
project,  as  set  forth  in  the  Boston  Zoning  Code,  as 
amended  and  as  affected  by  Article  40  (the  "Code"); 
and 

FURTHER:  That  the  form  and  substance  of  the  PDA/DIP  Plan,  and 
the  procedures  employed  in  reviewing  and  approving 
the  PDA/DIP  Plan,  conform  with  the  requirements  of 
the  Code  as  applied  to  a  development  plan  for  a  planned 
development  area  under  Sections  3-lA,  40-10  and  40-11 
of  the  Code  and  a  development  impact  project  plan  under 
Section  26A-3  of  the  Code;  and 


FURTHER: 


FURTHER: 


FURTHER: 


FURTHER: 


FURTHER: 


FURTHER; 


That   the   Authority   hereby   waives   ;,nv 
requirements   of   the   Authority's   "Zonina   P^°"^""l 
for   the   Master   Plan/PDA"   dated   March  l7  1986    "fth 
which  the  application  submitted  by  the  ADDlir.nV   f 
a   planned   development   area   s  u  b  d  i  s  t  r  i  r- 1   ^     '  ^°'' 
for  the  parcel  of   land  which  ^"°'^^.^.i''^"   designation 

PDA/DIP   Plan   and   for   ap^ro^a'l  '^f  '  the '"p'Di7o'lP°'pian' 
IS  not  in  conformity;  and  fUA/DIP   Plan, 


^h^  ^^.l     Authority  hereby  authorizes  the  Director  of 

tnl  Citf 'of''  Bo  =  t  ^'riH'°"..  '""^  '°"^"^  Commiss 'on  of 
cne  (_ity  of  Boston  the  "Commission")  fo^  =  „i  j 
development  area  subdistrict  ™"^°"  '    \°''      ^      planned 


That  Kingston  Bedford  Joint  Venture   (the   "ADolicant") 
is  affirmed  and  approved  as  the  successor  fofni 
Of  Metropolitan/CoTu^bia  Pla.a'%enTu?e"f or '^he^purjosls 
of   carrying   out   the   development   of   the   proiect 
contemplated  in  the  PDA/DIP  Plan,-  and  project 

That  the  Authority  hereby  approves  the  proposed  forms 
of  Development  Impact  Project  Agreement,  Cooperation 
Agreement  and  Memorandui.  of  Understanding  coUectlvely 
l^t  i  f^u^^  Agreements")  in  substantially  the  form^ 
and  ^h  l^'^f^"  Exhibits  B,  C  and  D,  respectively 
Director  of  t^h'.^'^A  .'h""'^  authorizes  and  directs  tL 
ttl   ^  5    /  Authority  to  execute  and  deliver  in 

the  name  of  and  on  behalf  of  the  Authority  the  Related 

shftr^f '/  "'"^  ""'^^  """"^^=  ^=  ^^'  i"  his  discretion? 
shall   determine   to   be   necessary   or   desirable    his 

takina'of  '"'  ^^''l^'^  °'  ^"^  ^^^^^  foregoing  o'r  thi 
of  hf<=  H  .  ^^-  ^"'^'^  ^''^^°"  ^°  ^^  conclusive  evidence 
hL   h   determination  and  of  the  authority  granted  to 

5ne  in'thf^f^  ^''f  t^'^^^"  ^g^ements  sha^ll  be  on 
tile  in  the  office  of  the  Authority ;and 

That  the  Authority  hereby  authorizes  and  directs  the 
Director  of  the  Authority  to  execute  and  deliver  in 
the  name  of  and  on  behalf  of  the  Authority  (a!  the 
Boiton^  th»  .'Ik"''^'°"  Agreement  between  the  City  of 
safe  hv  ^K  ^^^"''"^^  ^""^  ^^^  Applicant  regarding  the 
sale  by  the  City  to  the  Applicant  of  land  and 
improvements  owned  by  the  City  and  located  on  the  parcej 

Sale'and  r"\''  '^"  '"'^^"^^  °'  ^^^  ^""^^^^^  Plan,^'such 
^nH   ^"".Construction  Agreement  to  include  such  terms 

tn  the  hl'^'-  r  ^""^  Director  deems  appropriate  and 
oth.r  interests  of  the  Authority  and   (b)   all 

Aar^f  agreements  and  documents  incidental  to  such 
Agreement   or   the   PDA/DIP   Plan,   such   agreements   and 

D?rector%'°  '"''"'"  ="='  '"™=  ^"^  condLionr  as  tUe 
Director  deems  appropriate  and  in  the  best  interests 

?nH  7-      Authority,  execution  and  delivery  of  such  Sale 

and  Construction  Agreement  or  any  of  s^uch  agreementi 

or  documents  or  the  taking  of  any  such  action  to  be 

conclusive   evidence   of   his   determination  and  of   the 

authority   granted   to   him   hereunder.    The   Sale   and 

documents'°sh.'^^''^T^"^  ^"^  such  other  agreements  and 
aocuments  shall  be  on  file  in  the  office  of  the 
Authority;  and 
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FURTHER:  That  the  Authority  approves  the  Applicant's  schematic 
design  submission  for  the  project  described  in  the  PDA/DIP 
Plan,  which  schematic  design  submission  is  contained  in 
a  booklet  entitled  "Kingston/Bedford  Development  Plan 
Schematic  Design  Submission"  dated  December  23,  1988  and 
prepared  by  Yu  Sing  Jung,  Jung/Brannen  Associates,  Inc 
for  Metropolitan/Columbia  Plaza  Venture,  as  supplemented 
by  a  booklet  entitled  "One  Lincoln  Street  (Kingston/Bedford 
Development  Plan)  Revised  Developer's  Alternative"  dated 
June  1,  1989  and  prepared  by  Yu  Sing  Jung,  Jung/Brannen 
Associates,  Inc.,  for  Metropolitan/Columbia  Plaza  Ventures- 
and 


FURTHER: 


FURTHER: 


That  the  Authority  hereby  authorizes  the  Di 
Authority  to  issue  and  deliver  in  the  name  of 
of  the  Authority  an  Adequacy  Determination 
Final   Project   Impact   Report   for   the  proj 
in  the  PDA/DIP  Plan  in  accordance  with  Arti 
Code  upon  submission  by  the  Applicant  of  such 
Impact  Report  in  form  which  the  Director  of 
determines   fully   satisfies   the   requirement 
31  of  the  Code,  his  issuance  and  delivery  of 
Determination   or   the   taking   of   any   such 
conclusive   evidence   of   his   determination 
authority  granted  to  him  hereunder;  and 


rector  of  the 
and  on  behalf 
approving  the 

ect   described 

cle  31  of  the 
Final  Project 
the  Authority 

s  of  Article 
such  Adequacy 

action  to  be 
and   of   the 


That  the  Authority  hereby  authorizes  the  Director  to  certify 
in  the  name  of  the  Authority  that  the  plans  to  be  submitted 
to  the  Commissioner  of  the  City  of  Boston  Inspectional 
Service  Department  in  connection  with  the  PDA/DIP  Plan 
are  in  conformity  with  the  approved  PDA/DIP  Plan,  his 
certification  of  such  to  be  conclusive  evidence  of  his 
determination  and  of  the  authority  granted  to  him  hereunder; 
and 


FURTHER:  That  the  Authority  hereby  authorizes  the  Director  of  the 
Authority  to  certify  to  the  Commission  that  the  Project 
complies  with  the  Development  Review  Requirements  of  the 
Code,  his  certification  of  such  to  be  conclusive  evidence 
of  his  determination  and  of  the  authority  granted  to  him 
hereunder. 

(ii)   "Resolution  of   the   Boston   Redevelopment  Authority 

Regarding  Ruggles  Center  Master  Plan  and  Development  Impact 

Project  Plan  and  Development  Plan  for  Phase  1"  and  dated 

June  29,  1989,   consisting  of  16  pages,  and  the  Authority 

specifically   adopts   the   findings   incorporated   therein, 

and   specifically   adopts   the  Resolves   that  are  outlined 

in  the  last  4  pages  of  said  Resolution;  as  follows: 

RESOLVES 

NOW  THEREFORE  be  it  resolved  by  the  Authority 

That  in  connection  with  (a)  the  Master  Plan  and  Development 
Impact  Project  Plan  for  Planned  Development  Area  No.  34 
(the  "Master  PDA/DIP  Plan")  and  (b)  the  Development  Plan 
for  Phase  1  of  Master  Plan  for  Planned  Development  Area 
No.  34  (the  "Development  Plan"),  presented  at  a  public 
hearing  duly  held  at  the  office  of  the  Boston  Redevelopment 
Authority  (the  "Authority")  on  Thursday,  June  29,  1989, 
and  after  consideration  of  (i)  evidence  presented  at, 
and  in  connection  with,  the  hearing,  and  in  connection 
with  the  proposed  project  described  in  the  PDA/DIP  Plan, 
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(ii)  matters  discussed  in  a  memorandum  dated  June  29,  1989, 
from  Anthony  A.  Williams  and  Pamela  Wessling  to  the 
Authority  and  Stephen  Coyle,  and  (iii)  the  findings  of 
the  Authority  set  forth  above,  which  evidence,  memorandum 
and  findings  are  incorporated  herein  by  reference,  the 
Authority  finds  that  (x)  with  respect  to  the  Master  PDA/DIP 
Plan  that  (1)  the  Master  PDA/DIP  Plan  conforms  to  the 
general  plan  for  the  City  as  a  whole;  (2)  nothing  in  the 
Master  PDA/DIP  Plan  will  be  injurious  to  the  neighborhood 
or  otherwise  detrimental  to  the  public  welfare;  (3)  the 
Master  PDA/DIP  Plan  does  adequately  and  sufficiently  satisfy 
all  other  criteria  and  specifications  for  a  planned 
development  area  subdistrict  area  designation  and  for 
a  development  impact  project,  as  set  forth  in  the  Boston 
Zoning  Code,  as  amended  (the  "Code");  and  (y)  with  respect 
to  the  Development  Plan  that  (1)  the  Development  Plan 
conforms  to  the  general  plan  for  the  City  as  a  whole; 
(2)  nothing  in  the  Development  Plan  will  be  injurious 
to  the  neighborhood  or  otherwise  detrimental  to  the  public 
welfare;  and  (3)  the  Development  Plan  does  adequately 
and  sufficiently  satisfy  all  other  criteria  and 
specifications  for  a  development  plan  as  set  forth  in 
the  Code;  and 

FURTHER:  That  (a)  the  form  and  substance  of  the  Master  PDA/DIP 
Plan,  and  the  procedures  employed  in  reviewing  and  approving 
the  Master  PDA/DIP  Plan,  conform  with  the  requirements 
of  the  Code  as  applied  to  a  Master  Plan  for  a  planned 
development  area  under  Sections  3-lA  of  the  Code  and  a 
development  impact  project  plan;  and  (b)  the  form  and 
substance  of  the  Development  Plan,  and  the  procedures 
employed  in  reviewing  and  approving  the  Development  Plan, 
conform  with  the  requirements  of  the  Code  applied  to  a 
development  plan  for  a  planned  development  area  under 
Section  3-lA  of  the  Code;  and 

FURTHER:  That  the  Authority  hereby  waives  any  procedural  requirements 
of  the  Authority's  "Zoning  Procedures  for  the  Master 
Plan/PDA"  dated  March  19,  1986,  with  which  the  application 
submitted  by  the  Applicant,  for  a  planned  development 
area  subdistrict  designation  for  the  parcel  of  land  which 
is  the  subject  of  the  Master  PDA/DIP  Plan  and  for  approval 
of  the  Master  PDA/DIP  Plan  and  the  Development  Plan  is 
not  in  conformity;  and 


FURTHER:  That  pursuant  to  the  provisions  of  Sections  3-lA,  and 
26A-3  of  the  Boston  Zoning  Code  as  amended,  the  Authority 
hereby  approves  the  Master  PDA/DIP  Plan  and  the  Development 
Plan.  The  Master  PDA/DIP  Plan  is  embodied  in  a  written 
document  entitled  "Master  Plan  and  Development  Impact 
Project  Plan  for  Planned  Development  Area  No.  34",  dated 
June  29,  1989,  consisting  of  nine  pages  of  text  plus 
attachments  designated  Exhibits  A  through  E,  and  is  attached 
hereto  as  Exhibit  A.  The  Development  Plan  is  embodied 
in  a  written  document  entitled  "Development  Plan  for  Phase 
1  of  Master  Plan  for  Planned  Development  Area  No.  34" 
dated  June  29,  1989,  consisting  of  six  pages  of  text  plus 
attachments  designated  Exhibits  A  through  I,  and  is  attached 
hereto  as  Exhibit  B.  The  Master  PDA/DlF  Plan  and  the 
Development  Plan  shall  be  on  file  in  the  office  of  the 
Assistant  Director  for  Neighborhood  Planning  and  Zoning 
of  the  Authority;  and 

FURTHER:  That  the  Authority  hereby  authorizes  the  Director  of  the 
Authority  to  petition  the  Zoning  Commission  of  the  City 
of  Boston  (the  "Commission")  for  a  planned  development 
area  subdistrict  designation  for  the  parcel  of  land  which 
is  the  subject  of  the  Master  PDA/DIP  Plan,  and  to  recommend 
to  the  Commission  that  it  approve  such  petition,  the  Master 
PDA/DIP  Plan  and  the  Development  Plan  pursuant  to  Section 
3-lA  of  the  Code;  and 


FURTHER:  That  Ruggles  Center  Joint  Venture  (the  "Applicant")  is 
affirmed  and  approved  as  the  successor  to  and  assign  of 
Metropolitan/Columbia  Plaza  Venture  for  the  purposes  of 
carrying  out  the  development  of  the  project  contomplated 
in  the  Master  PDA/DIP  Plan  and  the  Development  Plan;  and 

FURTHER:  That  the  Authority  hereby  approves  the  proposed  forms 
of  Development  Impact  Project  Agreement,  Cooperation 
Agreement  and  Memorandum  of  Understanding  (collectively, 
the  "Related  Agreements")  in  substantially  the  forms 
attached  hereto  as  Exhibits  C,  D  and  E,  respectively, 
and  the  Authority  hereby  authorizes  and  directs  the  Director 
of  the  Authority  to  execute  and  deliver  in  the  name  of 
and  on  behalf  of  the  Authority  the  Related  Agreements, 
with  such  changes  as  he,  in  his  discretion,  shall  determine 
to  be  necessary  or  desirable,  his  execution  and  delivery 
of  any  of  the  foregoing  or  the  taking  of  any  such  action 
to  be  conclusive  evidence  of  his  determination  and  of 
the  authority  granted  to  him  hereunder.  The  Related 
Agreements  shall  be  on  file  in  the  office  of  the  Authority; 
and 

FURTHER:  That  pursuant  to  Section  6A-2  of  the  Code,  the  Authority 
hereby  authorizes  the  Director  of  the  Authority  to  recommend 
to  the  Board  of  Appeal  approval  of  the  proposed  zoning 
exceptions  set  forth  in  the  document  entitled  "Anticipated 
Zoning  Requests  for  Phase  1"  and  attached  hereto  as  Exhibit 
F,  with  such  changes  as  the  Director  of  the  Authority, 
in  his  discretion,  shall  determine  to  be  necessary  or 
desirable,  his  taking  of  any  such  action  to  be  conclusive 
evidence  of  his  determination  and  of  the  authority  granted 
to  him  herunder;  which  approvals  are  recommended  by  the 
Authority  provided  that  the  Commission  will  have  adopted 
a  Map  Amendmement  designating  the  land  involved  as  an 
M-l-D  zoning  district,  and  provided  further,  that  final 
working  drawings  be  submitted  to  the  Authority  for 
development  review  to  ensure  that  the  same  are  consistent 
with  drawings  previously  approved  by  the  Authority  and 
with  the  Master  PDA/DIP  Plan  and  the  Development  Plan. 
The  Authority  hereby  authorized  the  Director  of  the 
Authority  to  certify  to  the  Commission  and  the  Board  of 
Appeal  that  said  exceptions  are  in  conformity  with  the 
Master  PDA/DIP  Plan  and  the  Development  Plan;  and 

FURTHER:  That  the  Authority  hereby  authorizes  and  directs  the 
Director  of  the  Authority  to  execute  and  deliver  in  the 
name  of  and  on  behalf  of  the  Authority  (a)  the  Conveyance 
and  Construction  Agreement  between  the  Massachusetts  Bay 
Transportation  Authority,  the  Authority  and  the  Applicant 
regarding  the  conveyance  to  the  Applicant  of  the  parcel 
of  land  which  is  the  subject  of  the  PDA/DIP  Plan,  such 
Conveyance  and  Construction  Agreement  to  include  such 
terms  and  conditions  as  the  Director  deems  appropriate 
and  in  the  best  interests  of  the  Authority,  and  (b)  all 
other  agreements  and  documents  incidental  to  such  Agreement, 
the  Master  PDA/DIP  Plan  or  the  Development  Plan,  such 
agreements  and  documents  to  be  on  such  terms  and  conditions 
as  the  Director  deems  appropriate  and  in  the  best  interests 
of  the  Authority,  execution  and  delivery  of  such  Conveyancy 
and  Construction  Agreement  or  any  such  agreements  or 
documents  or  the  taking  of  such  action  to  be  conclusive 
evidence  of  his  determination  and  of  the  authority  granted 
to  him  hereunder.  The  Conveyance  and  Construction  Agreement 
and  such  other  agreements  and  documents  shall  be  on  file 
in  the  office  of  the  Authority;  and 

FURTHER:  That  the  Authority  hereby  authorizes  the  Director  to  certify 
in  the  name  of  the  Authority  that  the  plans  to  be  submitted 
to  the  Commissioner  of  the  City  of  Boston  Inspectional 
Service  Department  in  connection  with  the  Development 
Plan  are  in  conformity  with  the  approved  Master  PDA/DIP 
Plan  and  Development  Plan,  his  certification  of  such  to 
be  conclusive  evidence  of  his  determination  and  of  the 
authority  granted  to  him  hereunder;  and 


FURTHER:  That  the  Authority  hereby  authorizes  the  Director  of  the 
Authority  to  certify  to  the  Commission  that  the  Project 
complies  with  the  Development  Review  Requirements  of  the 
Code,  his  certification  of  such  to  be  conclusive  evidence 
of  his  determination  and  of  the  authority  granted  to  him 
hereunder. 

(iii)   "Resolution   of   the   Boston   Redevelopment  Authority 

Re:   Proclaimer  of  Minor  Modifications  to  the  Campus  High 

School  Urban  Renewal  Plan,   Project  No.   129",   and  dated 

June  29,  1989,   consisting  of   2  pages,   and  the  authority 

specifically   adopts   the   findings   incorporated   therein, 

and   specifically   adopts   the  Resolves   that  are  outlined 

therein;  as  follows: 

RESOLVES 

NOW  THEREFORE  be  it  Resolved  by  the  Authority 

1.  That  the  Land  Use  Map  is  hereby  amended  to  designate 
the  permitted  use  of  the  Parcel  18  Urban  Renewal  Area 
as  mixed  use:   general  office  and  general  business; 

2.  That  this  modification  is  found  to  be  a  Minor 
Modification  which  does  not  substantially  or  materially 
alter  or  change  the  Plan; 

3.  That  it  is  hereby  found  and  determined  that  the  Minor 
Modification  of  the  Plan  as  set  forth  herein  will  not 
result  in  significant  damage  to  or  impairment  of  the 
environment  and,  further,  that  all  practicable  and  feasible 
means  and  measures  have  been  taken  and  are  being  utilized 
to  avoid  and  minimize  damage  to  the  environment;  and 

4.  That  all  other  provisions  of  said  Plan  not  inconsistent 
herewith  be  and  hereby  are  continued  in  full  force  and 
effect . 

5.  That  the  Director  be  and  hereby  is  authorized  to  proclaim 
by  certificate  this  Minor  Modification  in  accordance  with 
the  Urban  Renewal  Handbook  RHM  7207.1 

(iv)  "Resolution  of  the  Boston  Redevelopment  Authority  Re: 

Proclaimer  of  Minor  Modifications  to  the  South  End  Urban 

Renewal  Plan,  Project  No.  R-56",  and  dated  June  29,  1989, 

consisting   of   2   pages,   and   the   Authority   specifically 

adopts  the  Resolves  that  are  outlined  in  the  last  page 

of  said  Resolution;  as  follows: 

RESOLVES 

NOW  THEREFORE  be  it  Resolved  by  the  Authority 

1.  That  the  Reuse  Parcel  Map  is  hereby  amended  to  remove 
the  portions  of  the  Parcel  18  Urban  Renewal  Area  from 
the  boundaries  of  Reuse  Parcel  X-13. 

2.  That  the  Property  Map  is  hereby  amended  to  designate 
all  portions  of  the  Parcel  18  Urban  Renewal  Area  as 
"property  to  be  acquired  for  development"; 


3.  That  the  Land  Use  Map  is  hereby  amended  to  allow  the 
Parcel  18  Urban  Renewal  Area  to  be  used  for  mixed  use: 
general  office  and  general  business; 

4.  That  these  modifications  are  found  to  be  Minor 
Modifications  which  do  not  substantially  or  materially 
alter  or  change  the  Plan; 

5.  That  it  is  hereby  found  and  determined  that  the  Minor 
Modification  of  the  Plan  as  set  forth  herein  will  not 
result  in  significant  damage  to  or  impairment  of  the 
environment  and,  further,  that  all  practicable  and  feasible 
means  and  measures  have  been  taken  and  are  being  utilized 
to  avoid  and  minimize  damage  to  the  environment; 

6.  That  all  other  provisions  of  said  Plan  not  inconsistent 
herewith  be  and  hereby  are  continued  in  full  force  and 
effect;  and 

7.  That  the  Director  be  and  he  hereby  is  authorized  to 
proclaim  by  certificate  these  Minor  ' Modifications  in 
accordance  with  the  Urban  Renewal  Handbook  RHM  7207.1. 

The  aforementioned  Resolutions,  the  binders  entitled  "One  Lincoln 

Street   ..."    and   "Ruggles   Center...",   and   the  document   entitled 

"A  Plan  for  Transportation  in  the  Midtown  Cultural  District"  are 

incorporated  in  the  Minutes  of  this  meeting  and  filed  in  the  Document 

Book  of  the  Authority  as  Document  No.  5192. 

(3)  That  said  meeting  was  duly  convened  and  held  in  all 
respects  in  accordance  with  law,  and  to  the  extent  required  by 
law,  due  and  proper  notice  of  such  meeting  was  given;  that  a  legal 
quorum  was  present  throughout  the  meeting  and  a  legally  sufficient 
number  of  members  of  the  Authority  voted  in  a  proper  manner  and 
all  other  requirements  and  proceedings  under  law  incident  to  the 
proper  adoption  or  the  passage  of  said  vote  have  been  duly 
fulfilled,  carried  out  and  otherwise  observed. 

(4)  That  the  document  to  which  this  certificate  is  attached 
is  in  substantially  the  form  as  that  presented  to  said  meeting. 

(5)  That  if  an  impression  of  the  seal  has  been  affixed 
below,  it  constitutes  the  official  seal  of  the  Boston 
Redevelopment  Authority,  and  this  certificate  is  hereby  executed 
under  such  official  seal. 

(6)  That  Stephen  Coyle  is  the  Director  of  this  Authority. 

(7)  That  the  undersigned  is  duly  authorized  to  execute  this 
certificate. 

IN  WITNESS  WHEREOF,  the  undersigned  hereunto  has  set  his  hand 
this  Eighteenth  day  of  August,  1989. 

BOSTON  REDEVELOPMENT  AUTHORITY 


'-.  r^M, 


By :   t  '>f^  ^  \.M.^^  ^  I  C^-^ 
LS  Secretary 
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INTRODUCTION 

As  the  city's  planning  and  development  agency,   the  Boston   Redevelopment 
Authority   (BRA)   functions  as  a  coordinator  for  development  projects  and   has 
direct   responsibility  for   reviewing   development  proposals.      The   BRA's   review 
authority  covers  a  wide   range  of  projects.      Projects  may   require  zoning 
review   initiated   by  a   request  for  a  building  or  occupancy   permit  from  the 
inspectional   Services   Department   (ISD),    review  of  financing  mechanisms  such 
as  Chapter   121A,    Commercial   Area   Revitalization   Districts   (CARDs),    and 
Urban   Development  Action   Grants   (UDAGs),    and   review  of  proposals   for 
publicly  owned   land. 

The   BRA   reviews  proposals  for  their  overall   viability  and   expected   benefits  to 
the  city.      Review  criteria  may  vary  depending  on   location,   type,    and   size  of 
the  project.      Design  criteria  include  specifications  for  building  height, 
massing,   materials,   and  other  guidelines  to  preserve  Boston's  history  and 
character.      Environmental   concerns  which  are  assessed   include  a  project's 
impacts  on   sunlight,   daylight,   wind,    groundwater,   and  air  and  water  quality, 
both  during  construction   and   upon  completion.      Effects  on   surrounding   neighbor- 
hoods,  displacement,   and  community  participation  are  also  considered  in  the 
review  process.      Transportation   review  is  concerned  with  the  impacts  of 
additional  traffic,   parking  and   loading,   and  examines  proposed  changes  to 
rights-of-way  or  physical  changes,   encroachments  on  public  space,   curb  cuts, 
and   requirements  of  the  Boston  Air  Pollution  Control   Commission,    if  applic- 
able.     Review  criteria  are  included   in  the  Zoning  Code  and  planning  documents. 

This   booklet  outlines  the   BRA's   review  process,    describes  the  sources  which 
initiate  the  BRA's  various   review  functions,   outlines  the  stages  of  its   review, 
and   provides  a  comprehensive  list  of  submission   requirements  and   development 
review  fees.      Projects  vary   in   size  and  complexity;    therefore  not  all   require- 
ments are  appropriate  to  all   projects.      For  example,    requests  for  zoning 
actions  to  construct  a  three-unit  dwelling   require  a  review  quite  different 
than  that  for  a  multi-story  commercial   project.      The  extent  of  the  review  is 
defined  at  an   initial  meeting  between  the  developer  and   BRA  staff. 

Before  construction  on  any  project  commences,   a  building   permit  must  be 
obtained  from    ISD  which   is   responsible  for  enforcing   the  Zoning   Code,    the 
Massachusetts  State  Building   Code,    and  other  laws  and  ordinances   relating  to 
building  construction  and  occupancy. 

The  Massachusetts   Environmental   Policy  Act   (MEPA)   requires  a   state   review  of 
certain   projects  to  evaluate  their  environmental   impacts.      Because  MEPA 
applies  to  a  number  of  projects  which   undergo   BRA   reviews,    MEPA's  authority 
and   procedures  are  outlined   in  Appendix  4. 


BRA    DEVELOPMENT    REVIEW   PROCEDURES 


To  evaluate  the  quality  and   appropriateness  of  a   proposal   based  on  objectives 
stated   in   plans,    guidelines,    and    regulations  governing   development   in   Boston, 
the   Boston    Redevelopment  Authority   conducts  a   four-stage   review  process. 
This   review   is   conducted   by   BRA   staff  from   its   design,    development,    plan- 
ning,   transportation,    environmental,    zoning,    and   engineering   departments. 
The  staff  is   assisted  on   a   project  by   project  basis   by  citizen   advisory 
groups,    the   Boston   Civic   Design   Commission,    professional   associations,    and 
other  constituencies.      The  time-frame  for  development  review   and   the  sequence 
of  phasing  may  vary  depending  on   the  complexity  of  the  project. 

Concurrent  with   the  design   review  of  a   project  and   prior  to   project  approval, 
developers  may   be   required   to  formulate   (1)   an   access   plan   which  outlines 
how  adverse  traffic   impacts   will   be  mitigated;    (2)   an   affirmative  housing   plan; 
and   (3)   an   employment  plan.      The  submission   materials  and   circumstances 
under  which   such   plans  are  required   are  outlined   in  the  following   section 
entitled   "Submission    Requirements". 

Step  One:      DEVELOPMENT   CONCEPT 

Projects  are  either  privately  or  publicly  initiated   and  the  first  step   in 
development  review  varies   accordingly.      For  a  privately   initiated   project, 
the  developer  contacts  the   BRA   with   a   letter  of  interest  which   briefly 
describes  the  project.      The   BRA   meets   with   the  developer  to  discuss  the 
development  concept,    government   regulations  and   procedures,    and   sub- 
mission  requirements  appropriate  to  the  project  from  the  comprehensive 
list  included   in   this  document. 

Publicly   initiated   projects   include  the  disposition  or   leasing  of  city-  or 
BRA-owned   property  which,    because  of  size  and   location,    require  devel- 
opment review  by  the  BRA.      At  the   request  of  the  city  for  city-owned 
property  or  at  its  own   behest  for   BRA-owned   property,    the   BRA  may 
prepare  a  developer's   kit  for  a   specific   site,   outlining   the  development 
concept  and  guidelines.      A   request  for  proposals  to  develop  the  site  is 
usually  publicly  advertised.      The  applicants  are   interviewed   and   the 
proposals  are  reviewed   by  the   BRA.      For  projects   proposed   in   a   neigh- 
borhood  setting,    community   representatives  are  notified.      Based  on   the 
evaluation,    the   BRA  grants   tentative  designation  to  a  developer  for 
BRA-owned    property,    or   for  city-owned    property   recommends   a   developer 
to  the   Real    Property   Board   or   Public   Facilities   Commission.      From   this 
point  on,    publicly  and   privately   initiated   projects   follow   similar   review 
procedures.      In   some  cases   for   BRA-owned   property,    tentative  designa- 
tions will   not  be  made  until   after  schematic   review. 

Step   Two:      SCHEMATIC    REVIEW 

This   review  is   intended   to   secure  agreement  on   and   approval   of  the 
basic  development  concept  prior  to  extensive  design  development.      At 
this   stage,    the  developer  submits   schematic  project  materials   requested 
by  the   BRA.      BRA   staff  reviews  the  proposal   and   recommends   revisions. 
The  schematic  design   is   subject  to  environmental   review  to  determine 
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croclimate  and  other  impacts,    and,    if  necessary,    the  project  is  changed 
to  mitigate  adverse   impacts.      During   the   schematic  stage,   various  envi- 
ronmental  impacts  will   be  assessed,   especially  traffic,   wind,    sunlight  and 
daylight.      For   large-scale  projects,    a  draft  environmental   impact  assess- 
ment report  may  be  required.      Simultaneously,    the   Boston   Civic  Design 
Commission   (BCDC)   reviews   schematic  designs  to  make  recommendations 
to  the  Mayor  and  the   BRA   as  to  the  Commission's  approval,    need  for 
modification  or  further   review,   or  disapproval   of  the  plans.      If  two- 
thirds  of  the  Commission   votes  to  disapprove  of  the  schematic  design, 
the   Boston    Redevelopment  Authority,    or  where  appropriate,   the  Mayor 
may   require  a   redesign  of  the  project.      Acceptance  by  the  BRA  and 
BCDC  of  the  schematic  design   initiates   the  next  stage  of  review. 

Step   Three:      DESIGN   DEVELOPMENT 

The  third  phase  of  review  is  intended  to  secure  agreement  on  and 
approval  of  the  final  design  prior  to  extensive  and  detailed  work  on  the 
working  drawings.      At  this   stage,   financing  mechanisms  are  refined. 
Applications  for  government  subsidy  programs   are  prepared  for  publicly 
supported   projects.      ISD   staff  shall  join   in   the   review  process  at  this 
stage. 

The  developer  submits  design  development  materials  as   requested  by  the 
BRA  and   ISD.      The  materials  are  reviewed  by   BRA  and   ISD  staff  and,    if 
necessary,   modifications  are  requested.      A   final   environmental   review   is 
conducted  and  a  final   environmental   impact  assessment  report  may   be 
required. 

At  this   stage,    the   BRA   Board  acts  on   development  proposals  to  recom- 
mend  appropriate  zoning   actions  to  the   Zoning   Commission  and   Board  of 
Appeal,    and  to  designate  or  recommend   developers  for  public  property. 
The  public  is   invited  to  comment  on   projects.      Based  on   BRA  and   ISD 
staff  analyses  and  public  comments,    the  Board   recommends  appropriate 
actions  to  other  government  entities  and/or  grants  final  designation  of 
developers  for  BRA   property.      The  timing  of  BRA   Board  actions  with 
respect  to  the  final   designation  of  developers  may  vary.      If  final  desig- 
nation  precedes  any  aspect  of  review,    the  developer  is  nonetheless 
bound  to  complete  all   requirements  prior  to  the   BRA's  approval  of  con- 
tract documents. 

The  Zoning   Commission  and   Board  of  Appeal   consider  the  BRA's   recom- 
mendations  in   their  decisions.      The   Board  of  Appeal   may  condition   its 
approval  of  a   requested  zoning  action  on   final   design   review  by  the 
BRA.      (Zoning   Procedures,    a  booklet  which   complements  this  one,   out- 
lines the  stages  of  zoning   review.) 

Step    Four:      CONTRACT   DOCUMENTS 

Prior  to  the  issuance  of  a   building   permit  by  the   Inspectional   Services 
Department,    the  BRA   and    ISD   review  final   working  drawings  and  the 
selection  of  all   building  materials  visible  to  the  public.      This  review   is 
intended  to  secure  final   agreement  on   and  approval  of  the  contract 
documents  and  the  complete  proposal. 


-  3 


During   preparation  of  the  contract  documents,    it  is  the  developer's 
responsibility  to  notify  the  Authority  and  secure  its  approval  of  all 
changes  from  the  approved   design   development  drawings  that  are  con- 
templated  for  site  improvements,    exterior  facades,    roofscape  and   interior 
public  spaces.      Progress  drawings   representing   50%  completion  of  the 
contract  documents  may   be   required   for   review  by  the  Authority. 

Once  contract  documents   have  been   approved   and  construction   has 
begun,    the  only   items   subject  to  additional    review  will   be   requests   for 
change  orders   in   the  construction.      The  developer  must   request  permis- 
sion  to  make  changes  from  approved  drawings,   which  may  not  be   under- 
taken  until   such  approval   has   been  obtained  from  the  BRA   and    ISD. 
Site  visits  may  be  conducted   to  ensure  construction  of  the  project  is   in 
accordance  with  the  contract  documents.      After  review  of  the  project  by 
BRA   staff,    a  certificate  of  completion   will   be  approved   by  the   Board, 
certifying  that  the  project  has   been   completed   according  to  the  terms  of 
the  Authority's  tentative  and   final   designations.      A  Certificate  of 
Occupancy  must  be  obtained  from   ISD  prior  to  occupancy  of  the 
building. 
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BRA    REVIEW  AUTHORITY 

A   project  may   require  BRA   review  for  three   reasons:      a   request  for  a  building 
or  occupancy  permit  that  requires   zoning   relief,    the  use  of  financing  mechanisms, 
or  the   leasing  or  disposition  of  public  property.      One  or  more  of  these   reasons 
may   be  applicable  to  an   individual   project  and   will   initiate  review   by  the 
Authority. 

1.         ZONING    REVIEW 

Zoning   review   is   initiated   by   a   request  for  a  building  or  occupancy   permit. 
If  the  application  complies  with   the  Building   and   Zoning   Codes  and  with  other 
city   requirements,    a  permit  is   issued   by   ISO.      If  a  project  plan  does   not 
comply  with   the   Zoning   Code,    permission   to  deviate  from  the  Code  may   be 
sought  by  an   exception,    variance,    conditional   use  permit  from  the  Board  of 
Appeal   after  a  formal   letter  of  refusal   is  obtained  from   ISO.      Following   BRA 
staff  review  and   Board   recommendation,    the   Board  of  Appeal   holds  a  public 
hearing  and  the  zoning  variance  or  conditional  use  permit  may  be  approved. 

Zoning   Variances  and  Conditional   Use  Permits 

To  obtain   a  variance  an  applicant  must  demonstrate  that  special  circumstances 
exist  which   make  a  property  different  from  others  in  the  district.      The 
Zoning   Code  specifies  which   uses  are  conditional,    as  opposed  to  those  which 
are   specifically  allowed  or  forbidden   in  a  district.      The  applicant  obtains  a 
conditional   use  permit  by  demonstrating  that  the  proposed  use  is  suitable  for 
its   location   and   will   not  have  a  detrimental   effect  on  the  surrounding   areas. 

Special   Zoning   Designations 

The  Zoning   Code  defines  several  categories  of  special   purpose  overlay  dis- 
tricts which   include  Planned   Development  Areas   (PDAs)  and   Urban   Renewal 
Areas   (URAs)  and   Interim   Planning  Overlay  Districts  (IPODs).      In  these 
districts,    the  regulations  specified  for  the  base  district  apply,   except  when 
they  are  in  conflict  with  the  special   regulations  for  a  particular  overlay 
district  which   then   requires  a  special   zoning  designation.      Special   zoning 
designations   require  a  zoning   amendment  in   addition  to  other  procedures  and 
can   be   sought  for  PDAs  and   URAs. 

o     Planned   Development  Areas 

PDA  designation  may  be  obtained   for  a   project  on  a  site  of  at  least  one 
acre.      To  effectuate  a   PDA   designation,    the  BRA  must  approve  a  develop- 
ment plan,    the  Zoning   Commission   must  adopt  a  map  amendment,    and   the 
Board  of  Appeal   must  grant  exceptions  to  the  Zoning  Code. 

0     Urban    Renewal   Subdistricts 

An   urban   renewal   subdistrict  designation   is  only  allowed  within   an 
already  approved  urban   renewal   project  area.      It  is  available  only  after 
the   BRA   is  assured  the  proposal's  zoning  map  amendment  conforms   with 
the  area's  urban   renewal   plan  and  with  the  specific  requirements  for 
development  of  the  particular  subdistrict. 
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0     Interim   Planning   Overlay   Districts 

An    Interim   Planning   Overlay   District  is   a   zoning   mechanism   used  to 
control   development  while  changes   to  the   Zoning   Code  are  being   reviewed 
and   debated.      IPODs  will   prohibit  the  construction  of  new   buildings 
inconsistent  with   the  proposed   Zoning   Code  changes. 

The  interim  overlay  zoning   stays   in   place  for  only  a   limited   time.      If, 
during  the  interim   period,    the  original   zoning   is  changed,    then  the  new 
zoning  will   control   development  at  the  end  of  the  interim   period.      If  no 
change  occurs,    the  zoning   reverts  to  the  previously  existing  zoning. 

Development   Impact   Projects 

A   request  for  a  variance,    conditional   use  permit,    exception,    and   zoning  map 
or  text  amendment  triggers  the  need  for  Development   Impact  Project  approval 
if  the  project  is   100,000  square  feet  or  more  of  commercial   space.      Developers 
of  such   projects  are   required  to  make  a  development  impact  payment  to  the 
Neighborhood   Housing   Trust  or  to  contribute  to  the  creation  of  low  and 
moderate-income  housing   in  the  city. 

Development   Impact  Project   (DIP)   Plans  must  be  submitted  to  the  BRA  for 
staff  review,    and   subsequently  presented   to  the  BRA   Board  at  a  public 
hearing.      If  the  Board  approves  the  plans,   the  developer  enters  into  a 
Development   Impact   Project   Exaction   Agreement  with   the   BRA.      Under  the 
requirements  of  the  city's   Zoning   Code,    the   Board  of  Appeal   and  the  Zoning 
Commission   can   not  approve  a   project  until   the  Authority  certifies  that  a   DIP 
Agreement  has   been  executed. 

2.         REVIEW   OF    FINANCING   MECHANISMS 

The  BRA  has   review  authority  for  three  types  of  financing  mechanisms  to  be 
used  to  allow  developments  which  provide  public  benefits  to  the  city.      These 
financing  mechanisms   include  Chapter  121  A,    Commercial   Area   Revitalization 
Districts  (CARDs),   and   Urban  Development  Action   Grants  (UDAGs). 

Chapter   121A 

Under  M.G.L.,    Chapter  121A  and   Chapter  652  of  the  Acts  of  1960,    the  BRA, 
with   the  approval  of  the  Mayor,    has   the  power  to  approve  applications  for  the 
formation  of  non-profit,    limited  dividend  or  cooperative  entities  for  the 
purpose  of  redevelopment  in   a  blighted,   open,    decadent  or  substandard  area. 
Chapter  121A  essentially  offers  a  tax   incentive  to  build   in  a  blighted   area. 

Chapter  121A   provides  for  15  years  exemption  from  taxation  on   real   and 
personal   property.      The  corporation   instead   pays  a  Section   10  excise  tax  of  5 
percent  of  gross   income  and   $10  per  $1000  of  fair  cash  valuation   to  the 
Commonwealth  of  Massachusetts.      Section  6A   payments  agreed  upon  by  the 
corporation  and   the  city  are  paid  directly  to  the  city.      Following  a   BRA  staff 
review,    public  hearing,    and   BRA   Board   approval,    the  application  goes  to  the 
Mayor  for  approval. 


Commercial   Area   Revitalization   District 

The   BRA   is   responsible  for  administering  the  state-assisted  grant  program, 
Commercial   Area   Revitalization   District  (CARD).      Through   the  CARD   program, 
economic  development   incentives  are  made  available  to  commercial   and   indus- 
trial  enterprises  for  development  projects  and   the   leasing  of  new  facilities. 

To  be  eligible,    a  development  project  or   leasing   program  must  be   located   in  a 
CARD.      A   CARD  may   be   located   in  either  neighborhoods  or  the  downtown 
core.      The  incentives  for  commercial   enterprises  to  locate  in  a   CARD   include 
below  market  interest  rate   Industrial    Revenue  Bonds,    mortgage  insurance  on   a 
portion  of  the  total   project  financing,    and  a  net  income  deduction   and  tax 
credit  to  be  applied  to  state  corporate  excise  taxes  which  are  owed   by  a 
commercial   enterprise  certified  as  an   eligible  business  facility  by  the  State  Job 
incentive  Bureau. 

As  the  city  planning  agency,   the  BRA  conducts  a  financial  analysis  to  determine 
if  the  project  requires  an   Industrial   Revenue  Bond  to  be  economically  feasible 
and   if  it  fits   into  the  CARD  plan.      Following   staff  review  and  approval,   a 
letter  of  approval   is  sent  to  the  Boston   Industrial   Development  Finance  Agency 
which   issues  and  approves  the   Industrial   Revenue  Bond. 

Urban   Development  Action   Grants 

An   Urban   Development  Action   Grants   (UDAG)   is  a  financing  mechanism  which 
assist  developments   requiring   public  assistance  by  supplementing  the  private 
investment.      UDAGs  are  primarily  used   for  leveraging  private   investment  and 
job  creation.      To  be  eligible  for  a  UDAG,    the  project  must  have  definitive 
financial   commitment  by  a   private  investor  and   must  include  housing   and 
community  development  or  economic  activity.      City  of  Boston   policy   stipulates 
that  UDAG  funds  are  made  as   loans   rather  than   grants.      The  loan   repayments 
are  used  for  neighborhood  economic  development  projects  throughout  the  city. 

The  BRA   plays  a  strong   role  in  UDAGs  in  design  and  environmental   review 
and   the  preparation  of  the  UDAG  proposal.      The  City  Council  gives  final 
approval,    prior  to  the  Department  of  Housing   and   Urban   Development  sub- 
mission. 

3.         REVIEW    FOR   THE   LEASING   AND    DISPOSITION   OF   PUBLIC    PROPERTY 

The  selling  or  leasing  of  public  property  may   initiate  development   review   by 
the   BRA.      For  certain   BRA  and  city-owned   parcels,    the   BRA  prepares  developer 
kits  which  outline  design   and   development  guidelines.      To  formulate  guidelines 
for  some  parcels,   the   BRA   seeks  the  assistance  of  community  groups   and   the 
Boston  Society  of  Architects.      The   BRA  then   makes  a   request  for  proposals 
and   reviews   the  submissions   received.      A  tentative  designation   is   recommended 
for  the  most  appropriate  proposal.      The  proposal   is  then   subject  to  the 
extensive   review  process  described  on   pages  2-4,    similar  to  that  of  privately- 
initiated  projects.      At  its  completion,    the  developer  is  granted   final   desig- 
nation. 


SUBMISSION    REQUIREMENTS 

Following   is  a  comprehensive   list  of  BRA   submission   requirements.      Developers 
of  large  projects,    typically  those  greater  than   100,000  square  feet   in   size, 
would   be   required   to  provide  much  of  this   information.      Smaller  proposals 
would   provide  only  the  information   appropriate  to  their  context  and  com- 
plexity,   as   defined   by  the   BRA.      Financing   mechanisms,    such   as   Chapter   121A, 
CARD,    and   UDAG  programs,    have  additional    requirements  which   are  defined 
in  other  booklets.      ISD   requirements  may  be  obtained  from  that  department. 

In   addition   to  full-size  scale  drawings,    5  copies  of  a  bound   booklet  containing 
all   submission  materials   reduced   to  size  8^  x   11,    except  where  otherwise 
specified,    are  required.      For  projects  to  be   reviewed   by  the  Boston   Civic 
Design   Commission,    10  booklets  containing  the  applicant  information  and  the 
design   submission  materials  are  required. 

I .  Applicant   Information 

A.  Development  Team 

1.  Names 

a.  Developer   (including  description  of  development  or 
Chapter  121A  entity) 

b.  Attorney 

c.  Project  consultants 

2.  Business  address  and  telephone  number  for  each 

3.  Designated  contact  for  each 

4.  Description  of  current  or  formerly-owned  developments  in 
Boston 

B.  Legal    Information 

1 .  Legal  judgements  or  actions   pending  concerning   the  proposed 
project 

2.  History  of  tax  arrears  on  property  owned   in   Boston   by  develop- 
ment team 

3.  Property  Title   Report  including  current  ownership  and   purchase 
options  of  ail   parcels   in  the  development  site 

I I .  Financial    Information 

(See  Appendix  1   for  sample  forms.) 

A.  Full   disclosure  of  names  and   addresses  of  all   financially   involved 
participants  and  bank  references 

B.  Nature  of  agreements  for  securing   parcels  not  owned  by  prospective 
developer 
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C.  Development  Pro   Forma 

D.  Operating   Pro   Forma 

E.  Sales   Pro   Forma 

F.  Additional   financial   information   pertinent  to  Chapter   121A,    CARD, 
and   UDAG  applications 

III.  Project  Area 

A.  Description  of  metes  and   bounds  of  project  area 

B.  For  Chapter  121A,    CARD,    UDAG,    statements  of  fact  establishing 
the   need  and   rationale  for  such  a  designation   (as   required   in  their 
procedures) 

IV.  Relocation    Information 

A.  Statement  by  applicant  concerning   applicability  to  project  of  any 
Federal  or  State  Relocation   Regulations,   and  Citation  of  Regulations 
believed  applicable 

B.  If  Chapter  121  A,    121 B  or  Chapter  79A   is   applicable  then  a   state- 
ment is   required  that  relocation   information   and   relocation   plan  will 
be  submitted   under  separate  cover   in   accordance  with   Chapter  121  A, 
121 B  or  Chapter  79A   requirements. 

C.  For  projects   not  covered   by  federal   or  state  programs  containing 
relocation   regulations,    the  following   information: 

1.  Number  of  units  in   building(s)  to  be  demolished  or  vacated 

2.  Number  of  occupied  units,    by  type,    per  building 

3.  Tenure  of  occupants   (owner/tenant/sub-tenant) 

4.  Name  and  address  of  each  occupant   (owner  or  prime  tenant) 

5.  Information  on   size  and  monthly  costs: 

a.  Residential   unit   -   number  of  rooms,    bedrooms,    and 
monthly   rent,    indicating   included   utilities 

b.  Non-residential  -  gross  square  feet  of  area,  number  of 
floors,  including  ground  floors  and  monthly  rent,  indi- 
cating  included  utilities 

6.  Length  of  occupancy  of  current  occupant  in   unit   (and   building 
if  greater) 

7.  Estimate  of  the  total   number  of  small   businesses 

8.  Number,    if  any,   of  minority  households  or  businesses  displaced 


9.        Net  increase  or  decrease  in   number  of  units: 

a.  Total   number  of  housing   units  proposed 

b.  Reduction   in   rent  controlled   units 
V.       Project  Design 

A.       Phase   I    Submission:      Project  Schematics 

1.  Written   description  of  program  elements  and   space  allocation 
for  each  element 

2.  Neighborhood   plan  and   sections  at  an   appropriate   scale  (1"   =  50' 
or  larger)   showing   relationships  of  the  proposed   project  to  the 
neighborhood's: 

a.  massing 

b.  building  height 

c.  scaling  elements 

d.  open  space 

e.  major  topographic  features 

f.  pedestrian   and   vehicular  circulation 

g.  land   use 

3.  Black  and  white  8"xl0"   photographs  of  the  site  and  neighbor- 
hood 

4.  Sketches  and  diagrams  to  clarify  design   issues  and  massing 
options 

5.  Eye-level   perspective   (reproducible  line  drawings)   showing   the 
proposal   in   the  context  of  the  surrounding   area 

6.  Aerial   views  of  the  project 

7.  Site  sections  at  1"   =  20'   or   larger  showing   relationships  to 
adjacent  buildings  and   spaces 

8.  Site  plan  at  an   appropriate  scale  (1"   =  20'  or  larger)   showing: 

a.  General   relationships  of  proposed   and  existing   adjacent 
buildings  and  open   space 

b.  Open   spaces  defined   by  buildings  on  adjacent  parcels  and 
across  streets 
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c.  General   location  of  pedestrian   ways,    driveways,    parking, 
service  areas,    streets,    and   major   landscape  features 

d.  Pedestrian,    handicapped,    vehicular  and   service  access 
and   flow  through   the  parcel   and   to  adjacent  areas 

e.  Survey   information,    such   as  existing   elevations,    bench- 
marks,   and   utilities 

f.  Phasing   possibilities 

g.  Construction   limits 

9.  Massing  model   at  1"   =  100'   for  use  in   the  Authority's  downtown 
base  model. 

10.  Drawings  at  an  appropriate  scale  (e.g. ,  1"  =  8')  describing 
architectural  massing,  facade  design  and  proposed  materials 
including: 

a.  Building  and   site  improvement  plans 

b.  Elevations  in  the  context  of  the  surrounding  area 

c.  Sections   showing  organization  of  functions  and  spaces 

11.  Preliminary  building  plans  showing  ground  floor  and  typical 
upper  floor(s) 

12.  Proposed   schedule  for  submission  of  design  development 
materials 

B.       Phase   II   Submission:      Design   Development 

1.  Revised  written  description  of  project 

2.  Revised  site  sections 

3.  Revised   site  plan   showing: 

a.  Relationship  of  the  proposed   building   and  open   space   to 
existing   adjacent  buildings,    open   spaces,    streets,    and 
buildings  and  open   spaces  across   streets 

b.  Proposed   site   improvements  and   amenities  including 
paving,    landscaping,    lighting  and   street  furniture 

c.  Building   and   site  dimensions,    including  setbacks  and 
other  dimensions  subject  to  zoning   requirements 

d.  Any  site  improvements  or  areas  proposed  to  be  developed 
by  some  other  party  (including   identification  of  respon- 
sible party) 
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e.        Proposed  site  grading,    including  typical   existing  and 
proposed   grades  at  parcel   lines 

4.  Dimensioned   drawings  at  an   appropriate   scale   (e.g  •  /    1"   =  8') 
developed   from  approved   schematic  design   drawings  which 
reflect  the  impact  of  proposed   structural   and   mechanical 
systems  on  the  appearance  of  exterior  facades,    interior  public 
spaces,    and   roofscape  including: 

a.  Building   plans 

b.  Preliminary  structural   drawings 
C.        Preliminary  mechanical   drawings 

d.  Sections 

e.  Elevations  showing  the  project  in  the  context  of  the 
surrounding  area  as   required  by  the  Authority  to 
illustrate  relationships  or  charactec,    scale  and  materials 

5.  Large-scale   (e.g. ,   3/4"   =  I'-O")  typical   exterior  wall   sections, 
elevations  and  details  sufficient  to  describe  specific  architec- 
tural components  and  methods  of  their  assembly 

6.  Outline  specifications  of  all  materials  for  site  improvements, 
exterior  facades,    roofscape,   and  interior  public  spaces 

7.  A  study  model  at  an  appropriate  scale  (e.g. ,  1"  =  16',  or  as 
determined  after  review  of  schematic  design)  showing  refine- 
ments of  facade  design 

8.  Eye-level   perspective  drawings  showing  the  project  in  the 
context  of  the  surrounding  area 

9.  Samples  of  all   proposed  exterior  materials 

10.      Complete  photo  documentation   (35  mm  color  slides)  of  above 
components   including  major  changes  from   initial   submission  to 
project  approval 

Phase   III   Submission:      Contract  Documents 

1.  Final   written   description  of  project 

2.  A  site  plan  showing  all   site  development  and   landscape  details 
for  lighting,    paving,   planting,    street  furniture,    utilities, 
grading,    drainage,    access,    service,    and   parking 

3.  Complete  architectural   and  engineering  drawings  and   specifica- 
tions 

4.  Full-size  assemblies  (at  the  project  site)  of  exterior  materials 
and  details  of  construction  ^ 
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5.  Eye-level   perspective  drawings  or  presentation  model   that 
accurately   represents   the  project,    and  a   rendered   site  plan 
showing   all   adjacent  existing   and   proposed   structures,    streets 
and   site  improvements 

6.  Site  and  building  plan  at  1"   =  100'   for  Authority's  use  in 
updating   its   1"   =  100'   photogrammetric  map   sheets 

D.       Phase   IV  Submission:      Construction   Inspection 

1.  All   contract  addenda,    proposed  change  orders,    and  other 
modifications  and   revisions  of  approved  contract  documents 
which  affect  site  improvements,    exterior  facades,    roofscape, 
and   interior  public   spaces   shall   be  submitted   to  the  Authority 
prior  to  taking  effect. 

2.  Shop  drawings  of  architectural   components  which   differ  from  or 
were  not  fully  described   in  contract  documents 

VI .     BRA   Environmental    Impact  Assessment 

Whether  or  not  a  project  comes  within  the  purview  of  the  Massachusetts 
Environmental   Policy  Act   review   requirements,    the  BRA  may   request  all 
or  several   of  the  environmental   analyses   listed   below.      The  extent  of 
analyses   required  depends  on   the  size,    location,    and  complexity  of  the 
project. 

A.       Transportation    Impacts/Access   Plan 

1.  Parking 

a.  Number  of  spaces  provided  indicating  public  and  private 
allocation 

b.  Reduction   in  parking  from  previous  use  of  site 

c.  Proposal's   impact  on   demand   for  parking 

d.  Parking   plan,    including   layout,    access,    and   size  of  spaces 

e.  Evidence  of  compliance  with   City  of  Boston   parking   freeze 
requirements 

2.  Loading 

a.  Number  of  docks 

b.  Location  and  dimension  of  docks 

3.  Access 

a.       Size  and  maneuvering  space  on-site  or  in  public  right-of- 
way 
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b.        Access,    curb  cuts,    and/or  sidewalk  changes   required 

4.  VehJcuiar  Traffic 

a.  Project  vehicular  traffic  demand  and  generation   (daily  and 
peak-hours)   and   distribution 

b.  Circulation   and   access   impacts  on  the  local   and   regional 
street  system  and   local   intersections   (traffic  impact  area), 
including   capacity  and   level-of-service  analyses 

c.  Modal   split  and   vehicle  occupancy  analysis 

5.  Public  Transportation 

a.  Location   and   availability  of  public  transportation  facilities 

b.  Usage  and  capacity  of  existing  system 

c.  Peak-hour  demand  and  capacity  analysis 

d.  Measures  to  encourage  use  of  public  transportation 

6.  Pedestrian   Circulation 

a.  Demand  and  capacity  analysis  on   project  area  sidewalks 

b.  Connections   to  public  transportation   station  stops 

c.  Effect  on   pedestrian   flows  of  project  parking  and 
servicing  entrances  and  exits 

7.  Access   Plan 

a.  Measures  to  manage  parking  demand  and  optimize  use  of 
available  parking   spaces,    including: 

0     Proposed   rate  structures(s) 

o     Ride-sharing   incentives  and   information  dissemination 

o     Set-asides   for  high-occupancy-vehicles:      number  and 

location 
o     Set-asides  for  after  morning  commuter  peak   (usually 

9:30  or  10:00  a.m.) 

b.  Measures  to  encourage   public  transportation   use, 
including: 

o     Mass  transit  information  dissemination 

o     MBTA   pass   sales  and   subsidies 

o     Direct  station   links  or  pedestrian  connections 


14  - 


c.  Measures  to  reduce  peaking,   including: 

o     Encouragement  of  flexible  work  hours 

o     Restrictions  on   service  and  good  deliveries 

d.  Measures   to  mitigate  construction   impacts,    including: 

0     Time  and   routes  of  truck  movements 
o     Storage  of  materials  and  equipment 
o     Worker  parking  and  commuting   plan 

e.  Monitoring   and   reporting  measures 

B.       Wind 

Information  on   pedestrian   level   winds   is   required  during  the  schema- 
tic design   stage  for  build  and   no-build  conditions.      Wind  tunnel 
testing  will   be  required  for: 

a.  Any  building   higher  than   150  feet 

b.  Any  building   100  feet  high  and  two  times  higher  than  the 
adjacent  buildings 

c.  Other  buildings  which  fall   below  these  thresholds,    but 
because  of  their  context  and   particular  circumstances 
would   require  wind   tunnel   testing 

Particular  attention   shall   be  given  to  public  and  other  areas  of 
pedestrian   use  (sidewalks,    plazas,    building   entrances,   etc.)   adjacent 
to  and   in  the  vicinity  of  the  project  site. 

1.  Wind  tunnel  testing  is  to  be  conducted   in  two  stages   -  Stage   I 
Qualitative  Study  and  Stage   II   Hot  Wire  Testing.      For  Stage   I, 
an   erosion   study   (or  equivalent  methodology)  must  be  conducted 
to  determine  potential   problem  areas  and   to  identify  appropriate 
placement  of  sensors  for  hot  wire  testing. 

2.  Wind  tunnel   testing   should   be  conducted   according   to  the 
following  criteria: 

a.  Results  of  wind   tunnel   testing   should   be  consistently 
presented   in  miles   per  hour  (mph). 

b.  Velocities   should   be  measured  at  a   scale  equivalent  to  6 
feet  above  ground   level. 

c.  The  instrument  should   have  a  frequency   response  that  is 
flat  to  100  hertz  and  filters  out  any  higher  frequency 
(hot  wire  testing). 

d.  The  expected  one  percent  occurrence  of  hourly  average, 
effective  gust,    and   peak  gust  velocities   should   be  re- 
ported  (hot  wire  testing). 
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e.  Erosion  study  data  shall  be  presented  in  tabular  form  and 
graphically  through  photographs  showing  changes  between 
build   and   no-build  conditions. 

1.  Wind   directions  from  the  sixteen  compass   points   shall 
be  used   noting   the  percent  or  probability  of  occur- 
rence of  each  direction  on  a  seasonal   and  annual 
basis. 

2.  Wind  velocities  for  each  direction  shall   include  the 
intervals:      0-15  mph   and  every  5  mph   interval   from 
15  to  40  mph   inclusive. 

3.  For  each  ground  station  tested,  data  shall  include, 
in  addition  to  the  annualized  1%  occurrence  of  wind 
speeds,  the  1%  wind  velocities  for  each  of  the  four 
seasons  of  the  year  and  the  percentile  contribution 
of  the  1%  wind  velocity  from  each  of  the  16  wind 
directions. 

f.  Hot  wire  data  shall  be  presented  both  in  tabular  form  and 
graphically  on  a  map  to  indicate  velocity  changes  between 
build  and  no-build  conditions. 

1,  The  effective  gust  velocity  can  be  computed  by  the 
formula:      average  hourly  velocity   plus   1.5  x   root 
mean   square  (rms)  variations  about  the  average. 

2.  Analysis   should  be  presented  as  follows: 

a.  Present  data  for  existing   (no-build)  and  future 
build   scenarios  as  follows: 

Mean  velocity  (exceeded   1%  of  time) 
Effective  gust  velocity  (exceeded   1%  of 
time) 

b.  Compare  mean   and  effective  gust  wind   speeds 
on   both  annual   and   seasonal   basis,    by  wind 
direction. 

c.  Provide  a  written  descriptive  analysis  of  wind 
environment  and   impacts  for  each   sensor  point 
including   such   items  as  source  of  winds,    direc- 
tion,   seasonal   variations,   etc.,    as  applicable. 
Include  analysis  of  suitability  of  location   for 
various  activities   (e.g.,    walking,    sitting, 
eating,   etc.)  as  appropriate. 

d.  Provide  maps  of  sensor  locations  with  wind 
speed  data,   graphically  indicating  changes  in 
wind   speeds. 
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3.        For  areas  where  wind  speeds  are  projected  to  exceed 
acceptable  levels,    measures  to  reduce  wind   speeds 
and  mitigate  potential   adverse  impact  shall   be  ident- 
ified. 

C.  Shadow   (Information   should   be  provided   during   the  schematic 
design   stage. ) 

1.  Shadow  analysis  plans   should   be  submitted   at  a  scale  of 
V   =  40'   and   1"   =  100'. 

2.  Shadow  impact  analysis  must  include  net  new  shadows  as  well 
as  existing   shadows. 

3.  Initial   shadow  analyses  must  include  shadow  impacts  for  build 
and   no-build  conditions  for  the  hours  9:00  a.m.,    12:00  noon, 
and  3:00  p.m.    conducted   for  four  periods  of  the  year  at  the 
vernal   equinox,   autumnal   equinox,   winter  solstice,   and   summer 
solstice. 

4.  Shadow  analyses  also  are  to  be  conducted  at  10:00  a.m., 
11:00  a.m.,    12:00  noon,    1:00  p.m.,    and  2:00  p.m.   on 
October  21   and   November  21,   and  must  show  the  incremental 
effects  of  the  proposed  massing  on   proposed  or  existing   public 
spaces  including  major  pedestrian  areas. 

5.  Additional   shadow  analyses  may  be  required  depending  on   the 
particular  physical   characteristics  of  the  site  including   its 
solar  orientation   relative  to  public  open   spaces,    pedestrian 
patterns  and   street  patterns,    and   existing   shadows   in   the 
area. 

D.  Daylight  (Information  should  be  provided  during  the  schematic 
design  stage.) 

1.        Daylight  analysis  for  build   and   no-build   should  be  conducted 
by  measuring  the  percentage  of  skydome  that  is  obstructed   by 
a  building. 

a.        Specific  technique  and   graphic  methodologies   required   for 
determining   percent  of  obstructed   skydome  will   be  pro- 
vided  by  the  BRA. 

E.  Excavation  and   Landfill 

1.  Written  description   including   amount  and  method  of  excavation, 
dredging  and  filling   proposed,    and   the  existence  of  blasting 
and   pile  driving 

2.  Analysis  of  sub-soil  conditions,    potential   for  ground  movement 
and  settlement  during   excavation,    and   impact  on  adjacent 
buildings  and  utility   lines 
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F.  Groundwater 

1.  List  of  measures  used   to  ensure  the  groundwater  levels  will 
not' be   lowered   during  or  after  construction,    if  applicable 

2.  Engineering   analysis  of  the   impact  of  development  on   ground- 
water,   surrounding   structures,    wooden   piles  and   foundations 

G.  Solid  and   Hazardous  Wastes/Materials 

1.  A   list  of  any   known  or  potential   contaminants  on   site   together 
with  evidence  of  the  recording  with  the   Registry  of  Deeds  of 
the  disposal  of  hazardous  wastes  on  the  site,   pursuant  to  the 
M.G.L.,    Chapter  21C,    if  applicable 

2.  Possible  hazardous  wastes  generated 

3.  Existence  of  buried  gas  tanks  on  site 

4.  Estimate  of  potential   trash  generation  and  plans  for  disposal 
H.       Noise 

1.  Where  appropriate,    noise  analyses  to  determine  compliance  with 
City  of  Boston   regulations  and  applicable  state  and  federal 
guidelines 

2.  For  residential   projects,    evaluation  of  ambient  noise   levels  to 
determine  conformance  with   the   Design   Noise   Levels   established 
by  the  U.S.    Department  of  Housing  and   Urban   Development. 

I.        Flood   Hazard  Zone/Wetlands 

1.  Where  appropriate,   determination  of  whether  or  not  proposal 
fails  within  a   Federal    Flood   Hazard   Zone  or  requires  a  Wetlands 
Permit 

2.  If  applicable,    description  of  measures  to  minimize  potential 
flood  damage  and   to  comply  with   city  and  federal   flood   hazard 
regulations  and  any  Order  of  Conditions   issued   by   the   Boston 
Conservation   Commission 

J.        Construction    Impacts 

1.  Description  of  construction   staging  areas 

2.  Availability  of  construction  worker  parking 

3.  Potential  dust  generation  and   mitigation  measures  to  control 
dust  emissions 

4.  Permits  from  Air  Pollution   Control   Commission  for  sand   blast- 
ing,   if  appropriate 
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5.  Potential   noise  impact  and  measures  to  minimize  noise  levels 

6.  Truck  traffic  and  access   routes 

7.  Pedestrian   safety 
K.       Historical    Landmarks 

1 .  Description  of  the  project  site  location   in   proximity   to  a 
National   or  Massachusetts   Register  site  or  district  or   Landmark 
designated   by  the  Boston   Landmarks  Commission 

2.  Identification  of  Boston   Landmarks  Commission   ratings  for 
existing   buildings. 

3.  Possible  effects  to  the   National  or  Massachusetts   Register  site 
or  district  or  a   Landmark  designated   by  the  Boston   Landmarks 
Commission 

L.       Air  Quality 

1.  Impact  on   local   air  quality  from  additional   traffic  generated   by 
the  project,    including   identification  of  any   location   projected  to 
exceed  national  or  Massachusetts  air  quality  standards 

2.  Estimation  of  emissions  from  any   parking  garage  constructed   as 
part  of  the  project 

3.  Description   and   location  of  building/garage  air  intake  and 
exhaust  systems  and   evaluation  of  impact  on   pedestrians 

4.  For  residential   projects,   evaluation  of  the  ambient  air  quality 
to  determine  conformance  with  the  National   Ambient  Air  Quality 
Standards  established   by  the  U.S.    Environmental   Protection 
Agency. 

M.       Utility  Systems 

1 .  Estimated  water  consumption  and   sewage  generation   from  the 
project 

2.  Description  of  the  capacity  and  adequacy  of  water  and   sewer 
systems  and   an   evaluation  of  the  impacts  of  the  project  on 
these  systems 

3.  Identification  of  measures  to  conserve  resources,    including   any 
provisions  for  recycling 

N.       Energy 

1.        Description  of  energy   requirements  of  the  project  and   evalua- 
tion of  project  impacts  on  resources  and  supply 
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Description  of  measures  to  conserve  energy  usage  and  consi- 
deration of  feasibility  of  including   solar  energy  provisions 


O.       Water  Quality 


1.  Description  of  impacts  of  the  project  on   the  water  quality  of 
Boston   Harbor  or  other  water   bodies   that  could   be  affected   by 
the  project,    if  applicable 

2.  Description  of  mitigation   measures   to   reduce  or  eliminate 
impacts  on   water  quality 

P.       Solar  Glare 

1.       Analysis  of  solar  glare  impact  and  solar  heat  gain  analysis,    if 
applicable 

VII.  Affirmative   Housing   Plan 

Applicants  for  city-owned   land;   city,    state,   or  federal   funds  adminis- 
tered  by  a  city  agency;    or  zoning   relief  to  construct  housing   may  be 
required   to  submit  an   Affirmative  Housing   Plan   and  to  adhere  to  fair 
housing   requirements  outlined   in   Appendix  2.      The  plan   should   include 
the  following: 

A.  Description  of  affirmative  marketing   techniques 

B.  Description  of  owner/tenant  selection   process 

C.  Proposed  owner/tenant  profile  indicating   number  of  units  dedicated 
to  community  residents,   minorities,   female-headed   households,    and 
low-moderate  income  people 

VIII.  Employment  Plan 

Boston  Jobs   Policy  (Appendix   3)   requires  that  publicly-assisted  and 
large-scale  private  commercial   projects   hire   Boston   residents,    minorities, 
and   women   for  construction  jobs  for  50,    25,    and   10  percent  respectively 
of  the  person-hours  worked.      In   addition,    developers  may  be   requested 
to  submit  permanent  employment  plans   intended   to  meet  a  goal   that  the 
profile  of  permanent  employees   in   the  building   include   Boston   residents 
(50  percent),   minorities   (30  percent),    and   women   (50  percent).      Submis- 
sion materials  may   include  the  following: 

A.  Estimated   number  of  construction  jobs 

B.  Estimated   number  of  permanent  jobs 

C.  Plan  for  meeting   Boston   Resident  Construction   Jobs  Standards 

D.  Plan  for  meeting   Boston   Resident   Permanent  Jobs  Standards 

E.  Plan  for  meeting  Minority   Business   Employment  Goals  of  city  con- 
tracts or  state  and  federal   regulations  and   policies 


-   20 


IX.  Public   Benefits 

A.  Development   Impact  Project  exaction,    specifying   amount  and   method 
of  linkage  contribution   (housing   payment  or  housing  creation) 

B.  Increase  in   tax   revenues,    specifying   existing  and   estimated   future 
annual   property  taxes 

C.  Childcare  plan 

O.       Other  public  benefits 

X.  Regulatory  Controls  and   Permits 

A.  Existing  zoning   requirements,    calculations,   and  any  anticipated 
zoning   requests 

B.  Anticipated  permits   required  from  other  local,    state,   and  federal 
entities  with  a  proposed  application   schedule 

C.  For  structures  in   National  or  Massachusetts   Register  Districts  or 
sites  individually   listed  on  the   National  or  Massachusetts   Register  of 
Historic  Places,    duplicates  of  parts    I    and    II   of  the  certification 
documents  and  applicable  correspondence  and  permits 

D.  For  projects   requiring   compliance  with   the  Massachusetts 
Environmental    Policy  Act  (MEPA),    copies  of  the   Environmental 
Notification   Form,    Certificate  of  the  Secretary  of  Environmental 
Affairs,    and   Environmental    Impact   Report,    if   required 

F.       Other  applicable  environmental  documentation 

XI .  Community  Groups 

A.  Names  and  addresses  of  project  area  owners,   displacees,    abutters, 
and  also  any  community  groups  which,    in   the  opinion  of  the  appli- 
cant,  may  be  substantially   interested   in  or  affected   by  the  proposed 
project 

B.  A   list  of  meetings   proposed  and   held   with   interested   parties 
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100 

100 

100 

100 

100 

FEES 

The  following   is  a   list  of  fees  for  development  projects.      Most  fees  are  not 
refundable  except  fees  for   reviewing  developers'   proposals  for  public  parcels, 
which     are  partially   refundable  to  unsuccessful   applicants. 

Bid   Documents 

o  Site  Preparation   Contracts 

o  Property  Management  Contracts 

o  Operation  of  Parking   Lots 

0   Rehabilitation   Documents 

o  Demolition   Contracts* 

Chapter   121A   Fees 

o  Application  $  5,000 
o  Amendments  of  application   requiring  a  hearing 

and   report  $  3,500 

o  Amendments  of  any   kind   not  requiring  a  hearing  $  2,500 

CARD   Project  Review   Fees  $     2,500 

Developer   Kits  $     0-100 

(varies  depending  on 
size  of  site  and 
proposed   development) 

Developer   Proposal    Fees  $  0-7,500 

(varies  depending 


on   site) 


Zoning  Commission   Fees 


0  Annual   subscription  to  Zoning  Code  Amendments  $  10 

o  Annual   subscription   to  Zoning   Code  Amended   Pages       $  10 

o  Zoning   Code  Text  or  Map   Amendment  Application  $         225 


(Advertising  costs 
will  also  be  paid 
by   proponent  and 
will    vary   accord- 
ing to   length  of  ad) 


Note:      Fees  for  zoning  and   building  code  variances  and  appeals  are  paid 
directly  to  the   Board  of  Appeal. 

*Refundable 
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APPENDICES 


Appendix   1 
PRO    FORMAS 


Project  D*te 

Developer  '  *  Tel.  #/Contact  Person 


COMMERCIAL  DEVELOPMENT  PROGRAM 


TOTAL  LAND  SQUARE  FOOTAGE 

TOTAL  GROSS  SQUARE  FOOTAGE 
Office 
Retail 

Other  (please  specify) 
Parking  (if  applicable) 

TOTAL  NET  SQUARE  FOOTAGE 
Office 
Retail 
Other  (please  specify) 


HOTEL  DEVELOPMENT  PROGRAM 

TOTAL  LAND  SQUARE  FOOTAGE 

TOTAL  GROSS  SQUARE  FOOTAGE 

Hotel  GSF  

No .  Rooms  ^^.^^__^__ 

Parking  

No.  Spaces  


RESIDENTIAL  DEVELOPMENT  PROGRAM 


FORM  OF  OWNERSHIP 

(Rental,  Condominium,  Cooperative) 

TOTAL  LAND  SQUARE  FOOTAGE 


TOTAL  UNITS 

Mix  of  Units 
Studio 

I  Bed 

2  Bed 

Other 

PARKING 

TOTAL  GROSS  SQUARE  FOOTAGE 
Average  Unit  Size 

Studio       GSF 

1  Bed        GSF 

2  BED        GSF 
Other        GSF 

Parking      GSF 

NSF 
"  NSF 

■  NSF 
~  NSF 

spaces 


GSF  NSF 


PF/U 


Project Datis 

Developer  Tel.  //Contact  Person 


COMMERCIAL  DEVZLOPMENT  PRO  FORMA 


(Estimates  in  19   Dollars) 


TOTAL  HARD  COSTS 

Rehabilitation  ($_^ /GSF) 

New  Construction  ($     /GSF) 

Parking  ($ /space) 

Site  Improvements  ($ /LSF) 

Tenant  Improvements 

Office  I ^/NSF 

Retail  $      /NSF 

TOTAL  SOFT  COSTS 

Architect /Engineering 

Marketing/Brokerage /Advertising 

Developer's  Fee 

Legal 

Permits  &  Fees  (specify) 

Construction  Loan  Interest 

(   mos.  9 Z  with  average 

balance  of  $ ) 

Financing  Fees  (specify) 
Real  Estate  Taxes  and  Linkage 

during  Construction  ( mos.) 

Lease  Payment  * 
Other  Related  Costs 

(specify) 

CONTINGENCY  ( Z  of  hard  costs) 

TOTAL  DEVELOPMENT  COST 

Soft  Costs  as  Z  Hard  Costs 

Soft  Costs  as  Z  Total  Develop;nent  Cost 

Total  Development  Cost/GSF 


*  If  applicable 


PF/U 


Project  _ 
Developer 


Date 
Tel.  #/Contact  Person 


COMMERCIAL  OPERATING  PRO  FORMA 
(Carry  out  of  10  years  and  Indicate  Inflation  factor) 


COMMERCIAL  INCOME 

Office  ( NSF  9   $ 

Retail  (        NSF  9   $' 


/NSF) 

7nsf) 


Parking  (attach  parking  rate  structure) 
Other  ( NSF  9   $ /NSF) 

POTENTIAL  GROSS  INCOME 

VACANCY  ( Z) 

EFFECTIVE  GROSS  INCOME 


OPERATING  EXPENSES 

Office   ($ 

/NSF) 

Retail   ($ 

/NSF) 

Parking  ($ 

/space) 

Other    ($ 

/NSF) 

TOTAL 

REAL  ESTATE  TAXES 

Office   (1 

/NSF) 

Retail   ($ 

/NSF) 

Parking  ($ 

/space) 

Other   ($ 

/NSF) 

TOTAL 

LINKAGE  PAYMENTS 


NET  OPERATING  INCOME 


DEBT  SERVICE  (    Z  on  $ 


CASH  FLOW 


for years) 


I 


$( 


EQUITY  PARTICIPATION  (if  applicable) 

RETURN  ON  EQUITY  (year  of  operations  19 ) 

(Before  Tax  Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST  (year  of  operations  19 ) 

(Net  Operating  Income/Total  Development  Cost) 


$( 

) 

l( 

) 

$ 

$( 

) 

s 

$ 

z 

z 

PF/T 


Project Date 

Developer  Tel.  #/Contact  Person 

HOTEL  DEVELOPMENT  PRO  FORMA 

(Estimates  in  19 Dollars 

Using  Z  Inflation  Factor  from  19 ) 


TOTAL  HARD  COSTS 

Hotel  ($ /NSF) 

per  room  ($ /room) 

Parking  ($/space) 

Site  Costs  ($ /GSF) 

Office  f$ /GSF) 

Retail  ($    /GSF) 


Other  (specify) 

TOTAL  SOFT  COSTS 

Architect /Engineering 

Legal 

Accounting 

Marketing/Brokerage 

Financing  Fees  (specify) 

Developer's  Fee 

Construction  Loan  Interest 

( Mos  Z   on  average  balance 

of  $ 
Land  Lease  Payment  * 

Real  Estate  Taxes  and  Linkage 

Other  Related  Fees  (specify) 


HOTEL  START-UP 

Furniture,  Fixtures  &  Equipment 
Initial  Invent.  &  Working  Capital 
Pre-Opening  &  Opening  Costs 


TOTAL  START-UP  COSTS  J_ 

CONTINGENCY  COSTS  ( Z  of  Hard  Costs)  $_ 

TOTAL  DEVELOPMENT  COSTS  $_ 

Soft  Costs  as  Z  Hard  Costs       

Soft  Costs  as  Z  TDC 


*  If  applicable 


i 


Project   ^ 

Devlop.r  T.l.  #/Contact  Person 


HOTEL  OPERATING  PRO  FORMA 
(Carry  out  10  years  and  Include  inflation  factor) 


ROOMS 

Available 

Average  Occupancy  ( Z) 

Average  Rate  ($ )  f 

REVENUE 

Rooos 

Food  &  Beverage 

Telephone 

Rentals 

Parking 

Other 


$ 


TOTAL  GROSS  REVENUE  *- 

Vacancy  .^ 

EFF.  GROSS  REVENUE  *•'. 

EXPENSES 

Food  &  Beverage  Costs  ^ 

Payroll  &  Related  

Telephone  — 

Other  Expenses  

Linkage  Payment  


TOTAL  ALLOCATED  EXPENSES  ^^. 


UNALLOCATED  EXPENSES 
Admin.  &  General 
Management  Fee 
Marketing 
Energy  Costs 
Property  &  Maintenance 
Franchise  Fees 
Guest  Entertainment 
Replacement  Reserves 

TOTAL  UNALLOCATED  EXPENSES 
TOTAL  EXPENSES 

PROPERTY  TAXES  &  OTHER 
MUNICIPAL  CHARGES  (specify) 

INSURANCE  ON  BUILDING 
AND  CONTENTS 

NET  OPERATING  INCOME 

DEBT  SERVICE  I   on  $ for  yrs, 

BEFORE  TAX  CASH  FLOW 


($ 

) 

($ 

) 

($ 

) 

($ 

) 

$ 

($            ) 

$ 

PF/ir 


Project \ Date 

Developer  ^__ .    Tel.  #/Contact  Person 


HOTEL  OPgRATING  PRO  FORMA  continued 
(Carry  out  10  years  and  include  inflation  factor) 


EQUITY  PARTICIPATION  (if  applicable) 

RETURN  ON  EQUITY  (year  of  operations  19 ) 

(Before  Tax  Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST 

(Year  of  operations  19 ) 

(Net  operating  Income/Total  Development  Cost) 


PF/K 


Project Date 

Developer Tel.  #/Contact  Person 


RESIDENTIAL  CONDOMINIUM  DEVELOPMENT  PRO  FORMA 

(Estimates  in  19 Dollars) 

(Provide  phased  information  where  necessary) 


TOTAL  HARD  COSTS 

Condominium  Units  ($      /GSF) 
Unit  Finishes  ($      /NSF) 

Condominixun  Parking  ($  /GSF) 

(#  of  spaces) 

Site  Costs  (I  /GSF) 

Premium  Costs  ($ /GSF) 

Other  (specify) 


TOTAL  SOFT  COSTS 

Architect /Engineering 
Marketing/Brokerage /Advertising 
Developer's  Fee 
Legal 

Permits  &  Fees  (specify) 
Construction  Period  Costs 
Construction  Loan  Interest 

( mos.  9 Z   with 

average  balance  of 

$  ) 

Financing  Fees 

Real  Estate  Taxes  and  Linkage 

during  Construction  ( mos, 

Sale  Period  Costs 
Loan  Interest 

( mos.  @  I   with 

average  balance  of 
$  ) 


Sale  Period  Real  Estate  Taxes 

(      mos . ) 

Sale  Period  Operating  Expenses 

Other  (specify) 

Other  Related  Costs  (specify) 

$ 

CONTINGENCY  (     Z  of  S          ) 

$ 

TOTAL  CONDOMINIUM  DEVELOPMENT  COSTS 

Soft  Costs  as  Z   Hard  Costs 

Soft  Costs  as  Z  TDC 

PF/0 


Project  Date 

Developer  Tel.  #/Contact  Person 


CONDO^fINIUM  SALES  PRO  FORMA 
(Estimates  In  19   Dollars) 


(Using  Z  Inflation  factor  from  19 ) 


CONDOMINIUM  UNITS 

Gross  Sales  Proceeds  $^ 

Gross  Condominixim  Sales /NSF      $ 

Less  Total  Condominium  Units  Development  Coat  (_ 

Total  Condominixim  Units  Cost /NSF  $ 

Net  Profit  (Before  Taxes)  _ 

Return  on  Gross  Sales  Proceeds  _ 

(Net  Profit/Gross  Sales  Proceeds) 


CONDOMINIUM  PARKING  SPACES 

Gross  Sales  Proceeds 

Gross  Parking  Sales/Space        $ 

Less  Total  Condominitun  Parking  Development  Cost 

Total  Parking  Cost/Space         $ 


Net  Profit  (Before  Taxes) 
Return  on  Gross  Sales  Proceeds 
(Net  Profit/Gross  Sales  Proceeds) 


TOTAL  SALES 


Total  Condominium  Gross  Sales  Proceeds  $, 

Less  Total  Condominium  Development  Costs  (_ 

Net  Profit  (Before  Taxes)  $. 

Total  Return  on  Gross  Condominium  Sales  Proceeds 
(Net  Profit/Total  Gross  Sales  Proceeds) 

Return  on  Equity 

Equity  Participation  (Amount  and  Z  of 

Total  Condominium  Cost)  $ (  Z) 


Project  _ 
Dev«lop«r 


Dat* 
Tel.  #/Contact  Person 


CONDOMINIUM  COST  OF  OWNERSHIP  PRO  FORMA 

(Estimates  In  19 Dollars) 

(Use  Z   inflation  factor  from  19   ) 


Number  of  Units 
Average  Unit  Size  (NSF) 


Average  Unit  Price 


Average  DovnpaTment 
Studio  

1  Bed   

2  Bed   

Other 


(   I) 


Market 


Annual  Common  Area  Charges   (I /NSF) 

Annual  Real  Estate  Taxes  ($ /NSF) 

Annual  Mortgage  Payment 

(    Z  on  $    


for years) 

Annxial  Service  Charges  (please  specify 
membership  fees,  special  services, 
etc.) 

Total  Annual  Cost  of  Ownership  (Before-tax) 


Subsidized 


Total  Monthly  Cost  of  Ownership  (Before-cax) 


PTT/A 


iTOjecc D«c« 

Developer Tel.  '/Contact  Person 


DEVELOPMENT  PRO  FORMA  FOR  RESIDENTIAL  RENTAL  PROPERTY 
(Eatlaates  in  19   Dollara 
Using  I   Inflation  Factor  from  19   ) 


RESIDENTIAL  UNITS 

Number  of  Residential  Units 

Mix  of  Units  Average  Unit  Size  (GSF,  NSF) 

1  Bed        1  Bed  

2  Bed  2  Bed 


Other  Other 


Number  of  Parking  Spaces 


SQUARE  FOOTAGE 
Residential  GSF 
Parking  GSF 
TOTAL  GSF 


ACQUISITION  $ 

CONSTRUCTION  COSTS 

Rehabilitation  ($ /GSF)  I 

New  Construction  ($ /GSF)  

Parking  ($ /space)  

Site  Improvements  ($ /Land  SF)  _________^ 

Other  

TOTAL  $, 

RELATED  COSTS  $ 

Architect/Engineering  

Marketing/Brokerage  

Developer  Fees  

Miscellaneous  Fees  

(Legal,  Acctg.  Ins.,  Title)  

Construction  Loan  Interest 

( mos.  9 Z   with  average  balance  of 

$ _)  

Financing  Fees  (specify)  

Other  Related  Costs  

(please  specify) 

TOTAL  S. 

CONTINGENCT  ( Z   of  $  )  *. 

TOTAL  DEVELOPMENT  COST  (TDC)  9_ 


PAM/D 


Project 
Developer 


Dace 
Tel.  #/Coiicacc  Person 


OPERATING  PRO  FORMA  FOR  RESIDENTIAL  RENTAL  PROPERTY 
(Carry  out  10  years  and  indicate  inflation  factor) 


RENTAL  INCOME 
Rent /Month 

1  Bed  

2  Bed  

Other 


TOTAL  RESIDENTIAL  INCOME 
PARKING  INCOME  (attach  parking  rate  structure) 
MISCELLANEOUS  INCOME  (e.g..  Laundry) 
POTENTIAL  GROSS  INCOME 

VACANCY  ( Z) 

EFFECTIVE  GROSS  INCOME 


OPERATING  EXPENSES 

Residential  ($ /NSF) 

Parking     ($ _/space) 


TOTAL  OPERATING  EXPENSES 

REAL  ESTATE  TAXES 

Residential  ($ /NSF) 

Parking     ($ /space) 


TOTAL  REAL  ESTATE  TAXES 
BRA  BASE  RENT  * 
NET  INCOME  AVAILABLE  FOR  DEBT  SERVICE 


FINANCING  ** 
Debt- Service  (_ 

CASH  FLOW 


Z  on  $ 


for yrs . ) 


$. 
$. 
I. 

I. 

(1. 
$ 


($ 


($ 

) 

($ 

) 

$ 

($ 

. ) 

$ 

EQUITY  PARTICIPATION  (if  applicable) 

(Amount  and  Z  of  Total  Development  Cost) 

RETURN  ON  EQUITY 

(Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST 

(Net  Income  Available/Total  Development  Cost) 


_Z 
Z 


*  If  applicable 

**  Specify  type  and  priority  of  repayment 


PF/F 


Appendix  2 
FAIR    HOUSING    REQUIREMENTS 

Recognizing   that  underrepresentation  of  minorities  or  female  heads  of  house- 
holds  in   a   particular  neighborhood   may   itself  discourage  interest  among  those 
groups  from   living   in   that  neighborhood,    the  city  will   undertake  affirmative 
marketing  efforts  to  ensure  that  the  city's  minorities  and   female  heads  of 
households   have  access  to  housing   throughout  the  city. 

These  efforts  will   apply  to  all   projects  of  five  or  more  units   (rental   and   home 
ownership   projects)  which   receive  exceptions  to  zoning   requirements   from  the 
Boston   Zoning   Commission   and   those  that  receive  any  form  of  city  financial 
assistance,   or  state  or  federal   assistance  which   is  administered  by  the  city. 
Financial   assistance  shall   include  the  donation  or  sale  or  city-owned   land  to 
facilitate  the  project. 

Interagency  Procedures 

a.  When  an  application  for  one  or  more  of  the  following  is  received: 

(i)  city-owned   land;    (ii)  city,    state  or  federal  funds  administered  by  a 
city  agency;   or   (iii)   zoning  exception  for  the  development  of  a  housing 
project,   the  appropriate  city  agency  shall   notify  the  Boston   Fair  Housing 
Commission   within   thirty   (30)   days  of  receipt  of  the  application. 

The  BFHC   shall   review  the  compliance  record,    if  any,   of  all  applicants. 
If  the   record   shows   that  an  applicant  has  unresolved   issues  of  non- 
compliance,   the  Commission   shall   attempt  to  resolve  these  issues   in 
accordance  with   its  mediation   and  hearing   procedures.      In  those  cases 
where  a  compliance  agreement  cannot  be  reached,    the  BFHC   shall    recom- 
mend  to  the  Mayor  and   the  appropriate  agency  that  the  application   be 
rejected.     Where  the  applicant  has  received  city  land,   or  other  city 
benefits,   and  has  not  complied  with  fair  housing   requirements,   the 
Commission  shall   recommend  to  the  Mayor  and  to  the  administering 
agency  that  the  applicant  be  denied  an  occupancy  permit  for  the  project. 

b.  The  appropriate  city  agency   shall   advise  developers  of  affirmative  mar- 
keting  requirements  through   program  designs.    Requests  for   Proposals 
and  other  forms  of  communication.      Additionally,    affirmative  marketing 
requirements   shall   be  specified   in   all   housing  and   housing  development 
contracts  awarded  or  administered   by  city  agencies. 

c.  The   BFHC   shall   assist  the  appropriate  agency  in  developing   project 
specific  affirmative  marketing   plans. 

d.  Developers   shall   be   required  to  sign  a  non-discrimination   statement. 

e.  The  BFHC   shall   monitor   implementation  of  each  affirmative  fair  housing 
market  plan. 

f.  The  BFHC   shall   submit  to  the  Mayor  an  annual   report  summarizing 
affirmative  marketing   efforts  and  accomplishments. 


Appendix   3 
BOSTON    JOBS    POLICY 

1 .  Boston    Resident  Jobs   Policy 

Chapter  30  of  the  Ordinances  of  1983  established  a   Boston   Resident  Jobs 
Policy.      The   1983  ordinances   requires  contractors  performing  work  on  construc- 
tion  projects  funded   in   whole  or  in   part  by  the  city  or  to  which  the  city 
administers  to  ensure  50%  Boston   resident,    25%  minority  and   10%  female  partici- 
pation  of  the  total   construction  workhours   performed  on  the  project.      To 
ensure  compliance  with   these   requirements,    the  City  of  Boston   Supplemental 
Minority   Participation   and   Resident  Preference  Contract  provisions  are   in- 
cluded  in  all   contracts  for  construction  projects  covered  by  the  Ordinance. 
This  contract  supplement  delineates  the  contractor's  compliance  obligations  and 
a  description  of  the  city's  monitoring  and  enforcement  of  the  policy. 

2.  Executive  Order  Extending  Jobs  Policy 

The  July  12,    1985  Executive  Order  extends  the  Resident  Jobs  Policy  ordinance 
to  cover  privately  financed  construction  projects  in  excess  of  100,000  square 
feet  (excluding  housing  developments).      The   Executive  Order  includes  the 
same  hiring   requirements  and   requires  each  developer  to  submit  a  detailed 
employment  plan   with   provisions  for  monitoring,    compliance  and   sanctions. 
The  submission  of  the  Boston   Residents  Construction   Employment  Plan   is  a 
required   submission   prior  to  the  issuance  of  a  building   permit  for  the  project. 

3.  Permanent  Jobs   Policy 

The  city  has   initiated   a  permanent  jobs  policy  which   requires  developers   re- 
ceiving city  assistance  (i.e.,    loans,    land  or  building  acquisitions,    lease 
agreements  or  licenses)  for  projects  which  are  expected  to  generate  permanent 
job  opportunities,   to  enter  into  an  employment  agreement  with  the  city. 
These  agreements  typically  include  the  provisions  for  50%  Boston  resident,   30% 
minority,   and  50%  female  hiring   in  all   new  jobs  generated  and  for  the 
advanced   notification  of  job  opportunities  to  the  city  and/or  community  based 
organizations.      Additional   commitments   negotiated  through  these  agreements 
include  financial   contributions  for  job  training   and  affirmative  action  acti- 
vities.     The  city  has   begun   negotiations  with   the  developers  for  the  privately 
financed   projects  to  discuss   similar  types  of  permanent  job  agreements. 

4.  Boston   Employment  Commission 

On   September  10,    1986,    the  Boston   City  Council   passed  an  ordinance 
establishing  the  Boston   Employment  Commission.      This  Commission  will   monitor 
employment  practices  mandated   by  earlier  enacted  jobs  policies,   and  shall   have 
the  ability  to  impose  sanctions  for  non-compliance.      Compliance  shall   be 
verified   by  weekly  accounts  of  all   workers  on   a  project,    and  by  demonstrated 
good  faith   efforts.      The  board  will   consist  of  seven  members,   and  will   be 
representative  of  the  interests  of  business,    minorities,   women,   and  organized 
labor. 
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Elements  of  Affirmative  Marketing   Plan 

a.  Outreach   Housing   Efforts 

Each   developer,    including  city  agencies,    will   be   required   to: 

(i)  advertise  availability  of  housing   in   majority  and   minority 

newspapers; 

(ii)  send  outreach   letters  to  housing   counselling   agencies  which 

assist   low-moderate   income  families  and  minorities; 

(ill)  undertake  such  additional   efforts  as  may  be   required,    due  to  the 

specific  nature,   or   location  of  the  project. 

b.  Neighborhood   Preferences 

To  stabilize  neighborhoods  and  mitigate  the  effects  of  displacement/ 
gentrification,    up  to  70%  of  available  affordable  housing   units  may  be 
targeted   by  a  developer  for  neighborhood   residents.      This  policy  will 
work  to  prevent  the  gentrification  of  minority  neighborhoods   since  a 
substantial   proportion  of  city-owned   land  which  will   be  used  to  produce 
affordable  housing   is   located   in  minority  neighborhoods.      However, 
developers  may   not  exclude  people  from  other  neighborhoods  from 
applying   and   competing   for  all   units.      Plans  for  tenant  selection   where 
neighborhood   preference  is  a  criterion   shall   be  approved   by  the   BFHC. 

c.  Measures   for  Compliance 

A  developer  who  has  taken   every  step  outlined   in  a  city-approved   affir- 
mative marketing   plan   shall   be  able  to  proceed  with  completion  of  his/her 
project.      Compliance  shall   be  determined  by  the  BFHC.      A  developer  who 
has  not  adequately  complied  with  a  city-approved  marketing   plan,    how- 
ever,   shall   be  required  to  conduct  additional  outreach  and/or  may  be 
subject  to  pre-determine  remedies. 


Appendix   4 

MASS.    ENVIRONMENTAL    POLICY    ACT 
REVIEW   AUTHORITY 


The  Massachusetts   Environmental    Policy   Act   (MEPA)   requires   the   review  and 
evaluation  of  projects  to  describe  their  environmental   impact  and   establishes  a 
process   for  determining  when    Environmental    Impact   Reports   (EIRs)   are   required, 
MEPA   applies  to  projects  directly   undertaken   by  a  state  agency   (including 
leases   and   transfers  of  property   undertaken   by  an  agency)   and   to  privately- 
initiated   projects   requiring  an   agency   permit  or  receiving   financial   assistance 
from  an  agency.      Because  the   BRA   is  a   redevelopment  authority  created   by 
the   Legislature,    it  falls  under  the  jurisdiction  of  MEPA.      Where  the  BRA   acts 
only  as  the  planning  department  for  the  city,    such  as   in  zoning  matters  and 
the  disposition  of  city-owned   land,    MEPA  does  not  apply. 

Regulations   implementing   MEPA   were  promulgated   by  the   Executive  Office  of 
Environmental   Affairs   (EOEA),    which   is  also   responsible  for  determining 
whether  a  project  requires  an    EIR.      These   regulations  establish   a  process 
whereby,    for  non-exempt  projects,    an   Environmental   Notification   Form   (ENF) 
is   required  to  be  filed   with   EOEA   for  public  and  agency   review  as  the  pre- 
liminary step   in   determining   the  need   for  an    EIR.      For  activities  or  actions 
undertaken   by  an   agency,    the  preparation  of  the   ENF   (and  of  the   EIR,    if 
subsequently   required)   is  the   responsibility  of  the  agency  itself.      For  private 
projects   seeking   state  or  BRA   financial   assistance  or  a  permit  (e.g .  , 
Chapter  121A   approval),    the  project  proponent  is   responsible  for  preparing 
the  required   documents. 

In  addition   to  describing   the  environmental    review  process,    the  MEPA   regula- 
tions also  establish  categories  of  projects  which   automatically   require  the 
preparation  of  an   EIR   (categorical   inclusions)   and  which   are  automatically 
excluded  from  filing  an   ENF   (categorical   exclusions).      Specific   rules  of  appli- 
cation  are  included   in  the   regulations. 

With   respect  to  timing,    the  public/agency   review  period   for   ENF's   is  20  days 
following   publication   in   EOEA's   Environmental   Monitor  of  a   notice  of  submis- 
sion and  availability  of  an   ENF.      Notices   are  published   twice  monthly,    on 
approximately  the  7th   and   the  21st  of  the  month.      The  Secretary  of 
Environmental   Affairs  then   has   10  days   in   which  to  issue  a  certificate   stating 
whether  or   not  an    EIR    is   required. 

If  an   EIR   is   required,    the  process   involves  the  preparation   and  circulation 
for  review  of  a   Draft  EIR   (the  public/agency   review  period   is   30  days  fol- 
lowing  EOEA   notice  of  availability  of  the   EIR,    with   seven  additional   days  for 
the  Secretary  to   issue  a  statement  on   the  adequacy  of  the  Draft),    preparation 
of  the   Final    EIR   responding  to  comments  on   the  Draft,    and  circulation  of  the 
Final   (again,    a  30-day   review   period   followed  by  seven  days  for  the  Secretary 
to  issue  a  statement  regarding  the  adequacy  of  the  Final   and   its  compliance 
with  MEPA).      Normally,   the   EIR   process  from  beginning  of  the  preparation  of 
the   EIR   to  final   approval   takes  five  to  six  months  and  considerably   longer  for 
major  and  complicated   projects.      The  minimum  time  would   be  at  least  four 
months. 


EXHIBIT    G 

CONTRACT  TO  INSURE  PARTXaPATXDN 

IN  THE  PARCEL  18/KINGSTON-BEDFORD  PROJECT 

BY  AND  BETWEEN 

BOSTON  REDEVELOPMENT  Al/mORmr 

AND 

TME  PARCEL  18-t>  TASK  FORCE 

AGREEMENT 


TTiis  Agreement,  made  this     19     day  of     December  1988,  by  and 

between  the  BOSTON  REDEVELOPMENT  AUTHORITY,  a  public  body  politic  and 
corporate  organized  and  existing  pursuant  to  the  provisions  of  Chapter  1 21 B  of 
the  General  Laws  of  the  Commonwealth  of  Massachusetts,  hereinafter  called  The 
Authority',  and  the  Parcel  18+  Task  Force,  hereinafter  called  The  Task  Force". 

WITNESSETH  THAT: 

WHEREAS,  the  Commonwealth  of  Massachusetts  CCommonweaith'),  the  City 
of  Boston  ("City"),  the  Authority,  the  Massachusetts  Bay  Transportation  Authority 
('MBTA')  and  the  Task  Force  have  a  mutual  and  continuing  interest  in  the 
orderiy  development  of  the  parcel  of  land  designated  as  Parcel  18  in  Roxbury  as 
it  is  linked  through  the  Parcel  to  Parcel  Linkage  Program  with  the  Kingston- 
Bedford/Essex  Sti'eet  parcel  in  downtown  Boston;  and 

WHEREAS,  the  goals  and  objectives  of  the  Parcel  to  Parcel  Linkage  Program 
for  the  Project  that  encourage  tine  building  of  a  neighborhood  economy  to  protect 
and  promote  area  residents  have  been  formulated  and  agreed  to  by  the 
Commonweatth,  the  City,  the  Authority,  the  MBTA  and  the  Task  Force;  and 
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WHEREAS,  the  Autfwnty  as  devetopm«nt  agant  and  tha  Task  Force  as  the 
representative  of  the  Roxbury  community  have  established  a  cooperative 
relationship  for  the  preparation  and  implementation  of  development  and 
development  related  activities  for  the  Parcel  l8/Kingston-Bedford  project  (^e 
Project");  and 

WHEREAS,  tile  appropriate  agencies,  with  the  cooperation  and  support  of  the 
Task  Force  and  the  Chinatown/South  Cove  Neighbortiood  Council  fihe  Council"), 
have  designated  Metropolitan/Columbia  Plaza  Venture  fthe  Developers')  as 
developers  of  tine  Project;  and 

WHEREAS,  tine  Authority  desires  to  ensure  devetopment  of  Parcel  18  in  a 
manner  tiiat  is  responsive  to  the  surrounding  community,  as  communicated  by  ti-ie 
Task  Force,  and  that  alkiws  active  participation  by  the  designated  representative 
of  the  community;  and 

WHEREAS,  tile  Authority  has  established  an  Advisory  Panei,  composed  of 
representatives  of  tiie  Task  Force,  tfie  Councti,  the  Autinority,  the  MBTA,  tiie 
Developers  and  otiier  city  and  state  agencies  and  community  groups  as  necessary 
and  appropriate,  which  shall  plan  and  participate  in  the  implementation  of  a 
program  of  community  benefits  to  be  generated  by  tfie  Project;  and 

WHEREAS,  full  and  active  participation  by  the  Task  Force  requires  review 
of  technical  information  and  comprehension  of  complicated  issues;  and 

WHEREAS,  the  Task  Force  is  a  volunteer  organization,  donating  time  and 
expertise  to  the  Project  in  an  advisory  capacity  to  the  Authority. 

NOW  THEREFORE,  in  mutijal  consideration  of  tine  covenants  herein 
contained,  tine  parties  agree  as  follows: 
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I.         SCOPgQFSPHVICg 

TTt«  Task  Force,  in  keeping  with  the  objectives  stated  above  shall  perform 
the  following  services: 

A.  The  Task  Force  shall  act  as  the  legitimate  public  participatory  body  for 
Roxbury  in  the  devekjpment  of  Parcel  18.  The  Task  Force  shall  review  and 
advise  the  Authority  on  matters  of  community  concern  relating  to  ttie  Project, 
including  but  not  limited  to:  Design  of  Parcel  18,  the  Draft  arxj  Final 
Environmental  Impact  Reports,  and  Community  Benefits.  Where  documents  are 
submitted  to  the  Task  Force  for  review  and  comment,  such  comments  shall  be 
made  in  writing  within  the  period  spectfled  by  the  Authority  at  the  time  it 
submits  the  document  to  the  Task  Force. 

B.  The  Task  Force  shall  coordinate  with  ti^e  Authority  in  planning  for  the 
Roxbury  community  the  nature,  form  arxJ  extent  of  the  benefits  to  be  generated 
by  the  Project  In  this  capacity,  the  Task  Force  shall  conduct  regular  meetings 
of  its  community  benefits  subcommittees,  including  but  not  limited  to  the 
Housing,  Adult  Literacy,  Child  Care,  Employment  Training  and  MBE  participation 
subcommittees.  The  sulDCommittees  shall  report  to  the  Task  Force,  which  in  turn 
shall  report  its  conclusion  to  the  Authority  an6  Developer  through  the  Advisory 
Panel. 

C.  The  Task  Force  shall  carry  out  a  program  of  public  information  about  the 
Project  among  residerrts  of  the  community,  for  soliciting  tine  intentions,  opinions, 
and  desires  of  residents  with  regard  to  tine  development,  and  for  communicating 
these  views  and  positions  to  tiie  Authority. 


UDD1/10.RPT 
111488/3 


In  furtherance  of  this  objective  the  Task  Force  agrees  to: 

1.  hold  regular,  open  meetings,  in  accordar>ce  with  its  practices,  in  order  to 
share  information,  elicJt  community  responses,  and  develop  recommerxlations 
for  the  devetopment  and  post  development  activities  of  the  Project; 

2.  invite  participation  by  representatives  from  other  community  groups  affected 
by  ti^e  Project; 

3.  make  reasonable  efforts  to  advise  tine  Authority  of  tine  time  and  place  of 
meetings  concerning  tine  Project  and  to  furnish  tine  Authonty  wrOn  agendas 
in  advance  of  such  meetings; 

4.  reser.'e  space  on  tine  nr^eeting  program  for  tine  Autinority  as  needed  or 
requested; 

5.  maintain  a  complete  set  of  minutes  of  its  meetings  concerning  tine  Project 
and  make  tinese  records  available  to  tine  Authonty,  and,  upon  request,  to  tJne 
public; 

6.  communicate  regularly  with  tine  Autinority  in  order  tinat  tine  Authority  may 
accuratefy  assess  Its  relationship  wrtin  tine  community  and  respond  to  tine 
needs  expressed; 

7.  conduct  open,  community- wide  meetings; 
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8.  submit  regularly  to  tfie  Authority  reports  on  the  statue  of  the  deliberations 
of  the  Task  Force;  and 

9.  conduct  such  other  activities  as  will  contribute  to  a  program  of  public 
information. 

D.      The  Task  Force  may  from  time  to  time  hold  subcomnaittee  meetings  to  which 
the  Authority  and  members  of  tine  public  are  not  invited.  The  Task  Force  shall 
submit  to  the  Authority  reports  summarizing  decisions  concerning  the  Project 
made  in  these  meetings. 

II.        COMMUNICATION  OF  INFORMATION 

A.  The  Authority  agrees  to  meet  with  the  Task  Force  to  advise  and  inform 
them  as  to  tine  status  of  planning  and  development  for  the  Project,  and  to 
coordinate  meetings  of  tiie  Advisory  Panel  and  other  meetings  with  tine  Developers 
or  State  and  City  representatives  as  necessary  and  appropriate. 

B.  The  Authority  agrees  to  provide  the  Task  Force  reasonable  access  to 
planning  data,  studies,  surveys,  reports,  plans,  proposals,  specifications, 
applications  and  related  information  in  its  custody  concerning  the  Project  except 
where  ttie  furnishing  of  such  information  would  violate  the  right  to  privacy  of 
individual  citizens,  or  where  the  Authority  demonsti-ates  that  confidentiality  is 
otherwise  required.  The  Task  Force  shall  have  access  on  a  reasonable  basis  to 
data,  models.a  nd  other  relevant  materials  conceming  the  Project  used  by  a 
consultant  or  contractor  retained  by  the  Authority  or  the  Developers  to  perform 
stijdies  of  the  Project  * 
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C.      The  Authority  shaU  provide  the  Task  Force  reasonable  amounts  of 
professionai  advice  and  technicai  assistance  in  such  fields  of  law,  finance, 
engineering,  architecture,  city  planning,  and  other  fields  in  which  the  Authority's 
personnel  are  qualified.  Authority  staff  shall  assist  in  the  Task  Force  in 
analyzing  studies  and  plans  of  the  devekipment  prepared  tsy  or  for  the 
Developers  or  the  Authority. 

Hi.       MimJAL  CQQPgRATTQN  IN  PLANNIh46  AND  IMPLEMgNTATTQN  OF 

A.  The  Authority  arxj  the  Task  Force  mutually  agree  that  the  Task  Force  shall 
be  permitted  to  participate  actively  in  an  advisory  capacity  in  all  stages  of  the 
further  planning  of  the  Project  and  to  periodically  review  the  implemematon  of 
those  plans. 

B.  The  Authority  wiM  provkje  funding  for  the  Task  Force  in  the  amount  of 
$25,000  to  enable  the  Task  Force  to  participate  meaningfully  in  the  Project 
This  funding  shall  be  used  solely  to  defray  expenses  incured  in  the  provision  of 
sen/ices  related  to  the  Project  and  shaU  be  disbursed  in  accordance  with  the 
terms  and  conditions  set  forth  in  this  Agreement 

C.  The  Task  Force  shall  assist  the  Authority  in  the  submission  of  a  broadly 
scoped  Environmental  Impact  Report  which  is  consistent  witii  the  requirements  of 
M.Q.L  c.30.  Section  62-62H. 
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0.      TTi«  Authority  and  Task  Force  ad<nowl6do«tt«tf»«TMkR3fcei8conipri 
of  a  broad  base  of  corrvnunity,  civic  and  business  groups.  Neither  the  Authority 
nor  the  Task  Force  shaH  take  any  action  to  cause  the  essential  character  or 
representative  nature  of  the  present  membership  of  the  Task  Force  to  be  altered. 
The  Task  Force  shaU  not  be  responsible  for  the  voluntary  withdrawal  of  any 
member  of  the  Task  Force  or  for  the  failure  of  any  member  of  the  Task  Force  to 
participate  in  any  Task  Force  activities,  and  no  such  withdrawal  or  failure  shall 
constitute  a  default 

IV.       AMQUWT.  TIMg.  AND  MANNgR  OF  PAYMgHT      . 

A.  The  Authority  shall  fund  the  Task  Force  in  the  amount  of  $25,000  for  the 
period  beginning  November  1, 1988  and  ending  November  1, 1989.  Funding  from 
the  Authority  shall  be  used  solely  to  defray  expenses  incurred  in  the  provison  of 
the  services  enumerated  herein  and  as  outliried  in  the  attached  budget  including 
retention  of  an  Executive  Director.  The  Task  Force,  on  or  before  the  last  day  of 
each  quarter,  shall  furnish  the  Authority  with  a  progress  report  detailing  services 
provided  during  the  previous  quarter.  Such  progress  report  shall  be  accompanied 
by  an  itemized  financial  statement  which  shaH  accurately  reflect  its  receipts, 
credits,  disbursements  and  incurred  expenses  associated  with  funds  provided  under 
this  contract  Such  financial  statement  shall  indicate  the  amounts  and  names  of 
persons  paid  with  subject  funds. 

B.  The  Authority  shall  provide  the  Task  Force,  after  they  have  provided  a 
detailed  statement  iderrtifying  the  use  to  which  the  funds  are  to  be  put  an  initial 
payment  of  $6,000.  Thereafter,  the  Authority  shall  reimburse  the  Task  Force  for 
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C.      Interest  accaied  on  any  portion  of  the  grant  as  weH  as  any  funds  that 
remain  unused,  whether  held  by  the  Authority  or  the  Task  Force,  at  the  end  of 
the  contract  period  shali  revert  to  the  Authority. 

0.      If  any  time  during  the  term  of  this  Agreement,  the  Authority  determines 
the  Task  Force  is  not  in  oompiiance  with  the  terms  of  this  Agreement,  it  shall 
have  the  right  to  demand  repayment  of  monies  advanced  hereurider  pending  such 
compliance  by  the  Task  Force. 

E      The  Authority  either  by  its  staff  or  sn  independent  auditor  of  Its  choosy, 
conduct  an  audit  of  the  records  of  expenses  incurred  by  the  Task  Force  in  the 
use  of  funds  provided  under  this  Agreement 

V.       MISCglLANEQUS 

A.  The  terms  and  conditions  of  this  Agreement  shaii  not  abrogate  or  conflict 
with  the  responsibilities  of  the  Authority  established  by  State  and  Federal  Law. 

B.  It  is  understood  that  neitiier  the  Task  Force  nor  any  personnel  engaged 
under  this  Agreenvent  are  emptoyees,  agents,  or  servants  of  the  Authority. 

C.  This  Agr&ement  may  be  amended  by  mutual  consent  in  writing,  of  the 
Authority  and  the  Task  Force. 
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EXHIBIT    H  -       -4   .■ 

co^fmACT  TO  iusube  PAirnapATXDN 

IN  THE  PARCEL  18/KINGST0^4-8EDI=ORD  PROJECT 

BY  AND  BETWEEN 

BOSTON  REDEVELOPMENT  AUTHORfTY 

AND 

THE  CHINATOWN/SOLrm  COVE  NBGHBORHOOO  COUNCIL 

AGREEMENT 

This  Agreement,  made  this    o       day  of    A^c^.^ ,  t988;  by  and 

between  the  BOSTON  REDEVELOPMENT  AUTHORITY,  a  public  body  politic  and 
corporate  organized  and  existing  pursuant  to  the  provisions  of  Chapter  121B  of 
the  General  Laws  of  the  Commonwealth  of  Massachusetts,  hereinafter  called  The 
Authority",  and  the  Chinatown-South  Cove  Neighbortiood  Council  hereinafter  called 
The  CouncJIV 

WITNESSETH  THAT: 

WHEREAS,  the  Commonwealth  of  Massachusetts  ('Commonwealth'),  the  City 
of  Boston  ("City"),  the  Authority,  the  Massachusetts  Bay  Transportation  Authority 
("MBTA")  and  the  Council  have  a  mutual  and  continuing  interest  in  the  orderty 
development  of  the  parcel  of  land  designated  as  Klngston-Bedford/Essex  Street 
parcel  in  downtown  Boston;  as  it  is  linked  through  the  Parcel  to  Parcel  Linkage 
Program  with  the  and  Parcel  18  in  Roxbury;  and 

WHEREAS,  the  goals  and  objectives  of  the  Parcel  to  Parcel  Linkage  Program 
for  the  Project  that  encourage  the  building  of  a  neighborhood  economy  to  protect 
and  promote  area  residents  have  been  formulated  and  agreed  to  by  the 
Commonwealth,  the  City,  the  Authority,  the  MBTA  and  the  Council:  and 
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WHEREAS,  ttie  AutTKXity  as  developnient  agent  and  me  Council  as  tne 
representative  of  the  Chinatown  community  have  estaWished  a  cooperative 
relationship  for  the  preparation  and  implementation  of  deveiopmert  and 
development  related  activities  for  tine  Parcel  l8/Kingston-Bedford  project  ("the 
Project");  and 

WHEREAS,  the  appropriate  agencies,  with  the  cooperation  and  support  of  the 
Council  and  the  Parcel  18+  Task  Force  have  designated  Meti-opolitan/Columbla 
Plaza  Ventures  ("the  Developers')  as  developers  of  the  Project;  and 

WHEREAS,  the  Authority  desires  to  ensure  development  of  Kingston-Bedford 
in  a  manner  that  is  responsive  to  the  surrounding  community,  as  communicated  by 
the  Council,  and  that  allows  active  participation  by  the  designated  representative 
of  tile  community;  and 

WHEREAS,  the  Authorify  has  established  an  Advisory  Panel,  composed  of 
representatives  of  the  Council,  the  Task  Force,  the  Authority,  the  MBTA,  the 
Developers  and  other  dty  and  state  agencies  and  community  groups  as  necessary 
and  appropriate,  which  shall  plan  and  participate  in  the  implementation  of  a 
program  of  community  benefits  to  be  generated  by  the  Project;  and 

WHEREAS,  full  and  active  participation  by  the  Council  requires  review  of 
technical  information  and  comprehension  of  complicated  issues;  and 

WHEREAS,  the  Coundi  is  a  volunteer  organization,  donating  time  and 
expertise  to  the  Project  in  an  advisory  capacity  to  the  Authority. 

NOW  THEREFORE,  in  mutual  consideration  of  the  covenants  herein 
contained,  the  parties  agree  as  follows: 
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i.         SCQPF  nP  SCTVlCg 

The  Council  in  keeping  with  the  objectives  stated  above  shall  perform  the 
following  services: 

A.      The  Council  shall  act  as  the  legitimate  public  participatory  bo<jy  for 
Chinatown  in  the  development  of  Kingston-Bedford.  The  Council  shall  review 
and  advise  the  Authority  on  matters  of  community  concern  relating  to  the 
Project,  including  but  not  limited  to:  Design,  the  Draft  and  Rnal  Environmental 
Impact  Reports,  and  Community  Benefits.  Where  documents  are  submitted  to  the 
Council  for  review  and  comment,  such  comments  shall  be  made  in  writing  within 
the  period  specified  by  the  Authority  at  the  time  It  submits  the  document  to  the 
Council. 

8.      The  Council  shaJI  also  act  as  the  legitimate  public  participatory  body  for 
Chinatown  in  the  development  of  the  Masterplan,  TTie  Council  shall  review  and 
advise  the  Authority  on  matters  of  community  concern  relating  to  the  Masterplan 
and  other  related  activities. 

C.  The  Council  shall  coordinate  with  the  Authority  in  planning  for  the 
Chinatown  community  the  nature,  form  and  extent  of  the  benefits  to  be  generated 
by  the  Project  In  this  capacity,  the  Council  shall  conduct  regular  meetings  of 

its  community  benefits  subcommittees.  The  subcommittees  shall  report  to  the 
Council  which  in  turn  shall  report  its  conclusion  to  the  Authority  and  Developer 
through  the  Advisory  Panel. 

D.  The  Council  shall  carry  out  a  program  of  public  information  about  the 
Project  among  residents  of  the  community,  for  soliciting  the  intentions,  opinions, 
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and  desires  of  residents  with  regard  to  ttie  development,  and  for  communicating 
these  views  and  positions  to  the  Authority. 

In  furtherance  of  this  objective  the  Council  agrees  to: 

1.  hold  regular,  open  meetings,  irr  accordance  with  its  practices,  in  order  to 
share  information,  elicit  community  responses,  and  develop  recommendations 
for  the  development  and  post  development  activities  of  the  Project; 

2.  invite  participation  by  representatives  from  other  community  groups  affected 
by  the  Project; 

3.  make  reasonable  efforts  to  advise  the  Authority  of  the  time  and  place  of 
meetings  concerning  this  Project  and  to  furnish  the  Authority  with  agendas 
in  advance  of  such  meetings; 

4.  reserve  space  on  the  meeting  program  for  the  Authority  as  needed  or 
requested; 

5.  maintain  a  complete  set  of  minutes  of  its  meetings  concerning  the  Project 
and  make  these  records  available  to  the  Authority,  and.  upon  request,  to  the 
public; 

6.  communicate  regularly  with  tine  Authority  in  order  that  the  Autiiority  may 
accurately  assess  its  relationship  witii  the  community  and  respond  to  the 
needs  expressed; 
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7*.       conduct  open,  community-wida  meetings; 

8.  submit  regularly  to  the  Authority  reports  on  the  status  of  the  deliberations 
of  the  Council  and 

9.  conduct  such  other  activities  as  will  contribute  to  a  program  of  public 
information. 

D.      The  Council  may  from  time  to  time  hold  subcommittee  meetings  to  which 
the  Authority  and  members  of  the  public  are  not  invited.  The  Council  shall 
submit  to  the  Authority  reports  summarizing  decisions  concerning  tine  Project 
made  in  these  meetings. 

II.        COMMUNICATION  OF  INFORMATION       . 

A.  The  Authority  agrees  to  meet  with  the  Council  to  advise  and  inform  them  as 
to  the  status  of  planning  and  development  for  the  Project,  and  to  coordinate 
meetings  of  the  Advisory  Panel  and  other  meetings  with  ttie  Developers  or  State 
and  City  representatives  as  necessary  and  appropriate. 

B.  The  Authority  agrees  to  provide  the  Council  reasonable  access  to  planning 
data,  studies,  surveys,  reports,  plans,  proposals,  specifications,  applications  and 
related  Intormation  In  its  custody  concerning  the  Project  except  where  tr\e 
furnishing  of  such  information  would  violate  tiie  right  to  privacy  of  individual 
citizens,  or  where  the  Authority  demonsti-ates  that  confidentiality  is  otherwise 
required.  The  Council  shall  have  access  on  a  reasonable  basis  to  data,  models, a 
nd  other  relevant  materials  concerning  the  Project  used  by  a  consultant  or 
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contractor  retained  by  tfie  Auttiority.or  the  DevekDpers  to  perform  studies  of  tfie 
Project 

C.      The  Authortty  shall  provide  the  Council  reasonable  amounts  of  professionai 
advice  and  technical  assistance  in  such  fields  of  law,  finance,  engineering, 
architecture,  city  planning,  and  other  fields  in  which  the  Authority's  personnel 
are  qualified.  Authority  staff  shall  assist  in  the  Council  in  analyzing  studies  and 
plans  of  the  development  prepared  by  or  for  the  Developers  or  the  Authority. 

ill.       MUTUAL  CQQPgRATTQN  IN  PLANNING  AND  IMPLEMEKTAnQN  OF 
DEVgLQPMen- 

A.  The  Authority  and  the  Council  mutually  agree  that  the  Coundl  shall  be 
permitted  to  participate  activefy  in  an  advisory  capacity  in  all  stages  of  the 
further  planning  of  the  Project  and  to  periodically  review  the  implementation  of 
those  plans. 

B.  The  Authority  will  provide  funding  for  the  Council  in  the  amount  of  $25,000 
to  enable  the  Council  to  participate  meaningfully  in  the  Project  This  funding 
shall  be  used  solely  to  defray  expanses  incun-ed  in  the  provision  of  sen/ices 
related  to  the  Project  and  shall  be  disbursed  in  accordance  with  the  terms  and 
conditions  set  forth  in  this  Agreement 

C.  The  Coundl  shall  assist  the  Authority  in  the  submission  of  a  broadly  scoped 
Environmental  Impact  Report  which  is  consistent  with  the  requirements  of  M.G.L 
C.30,  Section  62-62H. 
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0.      The  Authority  and  Council  acknowledge  that  the  Coundl  Is  comprised  of  a 
broad  base  of  community,  dvic  and  business  groups,  Neither  the  Authority  nor 
the  Cound}  shall  take  any  action  to  cause  the  essential  character  cr 
representative  nature  of  the  present  membership  of  the  Council  to  be  altered. 
The  Council  shall  not  be  responsible  for  the  voluntary  withdrawal  of  any  member 
of  the  Council  or  for  the  failure  of  any  member  of  the  Council  to  participate  in 
any  Council  activities,  and  no  such  wfthdrawal  or  failure  shaU  constitute  a 
default 

IV.      AMOUNT.  TIME,  AND  MANNER  OF  PAYMgNT 

A.  The  Authority  shall  fund  the  Council  in  the  amoi4nt  of  $25,000  for  the 
period  beginning  November  1, 1988  and  ending  November  1, 1989.  Funding  from 
the  Authority  shall  be  used  solely  to  defray  expenses  incurred  in  the  provision  of 
the  services  enumerated  herein  and  as  outiined  in  the  attached  budget,  including 
retention  of  an  Executive  Director,  The  Council  on  or  before  the  last  day  of 

each  quarter  shall  furnish  the  Authority  witi^  a  progress  report  detailing  services 
provided  during  the  previous  quarter.  Such  progress  report  shall  be  accompanied 
by  an  itemized  financial  statement  which  shall  accurately  reflect  its  receipts, 
credits,  disbursements  and  incurred  expenses  associated  with  funds  provided  under 
this  conti'act  Such  financial  statement  shall  indicate  the  amounts  and  names  of 
persons  pakj  with  subject  funds. 

B.  Vrm  Authority  shall  provide  the  Council,  after  they  have  provided  a  detailed 
statement  Identifying  the  use  to  which  the  funds  are  to  be  put,  an  initial 
payment  of  $6,000.  Thereafter,  ttie  Authority  shall  reimburse  the  Council  for 
expenses  as  set  out  in  the  financial  statements  and  as  approved  by  the  Autiionty 
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in  accordance  with  th«  tarma  and  conditiona  of  thia  Agraemant,  and  in 
consultation  with  the  Project  Coordinator  and  the  Coundl. 

C.      Interest  accrued  on  any  portion  of  the  grant  as  well  as  any  funds  that 
remain  unused,  whether  held  by  the  Authority  or  the  Coundl  at  the  end  of  the 
contract  period  shall  revert  to  the  Authority. 

0.      If  any  time  during  the  term  of  this  Agreement,  the  Authority  determines 
the  Coundl  is  not  in  compliance  with  the  terms  of  this  Agreement,  it  shall  have 
the  right  to  demand  repayment  of  monies  advanced  hereunder  pending  such 
compiiarice  by  the  Coundl 

E.      The  Authority  either  by  its  staff  or  an  independent  auditor  of  its  choosing, 
conduct  an  audit  of  the  records  of  expenses  incurred  by  the  Coundl  in  the  use  of 
funds  provided  under  this  Agreement 

V.        MISCgll^EQUS 

A.  The  terms  and  conditions  of  this  Agreement  shall  not  abrogate  or  conflict 
with  the  responsibilities  of  the  Authority  established  by  State  and  Federal  Law. 

B.  It  is  understood  that  neither  the  Coundl  nor  any  personnel  engaged  under 
this  Agreement  are  employees,  agents,  or  sen/ants  of  the  Authority. 

C.  This  Agreement  may  be  amended  by  mutual  consent,  in  writing,  of  the 
Authority  and  the  Coundl. 
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0.      T^6Cou^xa  shall  not  assign  Of  in  any  way  transfer  its  interest,  or  rights  in 
the  Agreement  without  prior  written  consent  of  the  Authority. 

IN  WITNESS  THEREOF,  the  partes  have  caused  this  Agreement  to  be  duly 
executed  by  the  officers  duly  authorized.    • 


ATTEST: 


C^/f^^^^   /Ciyt^ 


BOSTON  REDEVELOPMENT  AUTHORITY 


=^/  6L{ . 


By  Z^H_zll^L^ 

Stepl^n  Coyj^,  Dire< 


Director 


ATTEST: 


APPROVED  AS  TO  FORM 


Robert  McNeil 

Chief  General  Counsel 


CHINATOWN-SOUTH  COVE  NEIGHBORHOOD 
COUNCIL 

By  ^?!^J=i^2L_ 


William  Moy,  Co-Moderator 


BvJlT 


Edward  Chiang,  Co-Moderatoj? 


B^ 


Sister  Ruthmarie  O'Dondeil 


^  /^Af'/Uyjd  J  uJ/D 
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EXHIBIT    E 
Metropolitan/Columbia  Plaza  Venture 

200  Suie  Street  •  12th  Floor  •  Bostor>,  MA  02109 
(617)  951-2522 


November  9,  1988 


Mr.  William  Moy 

Moderator 

Chinatown/South  Cove  Neighborhood  Council 

31  Beach  Street 

Boston,  MA  02111 

Dear  Bill: 

On  March  10th,  Columbia  Plaza  Associates  and  Metropolitan  Structures 
proposed  to  the  Boston  Redevelopment  Authority  and  the  Chinatown  and 
Roxbury  communities,  that  the  joint  venture  would  make  available  a 
$100,000  challenge  grant  for  the  planning  of  community  benefit  programs. 
This  fund  is  to  be  shared  equally  by  the  two  conmunities,  subject  to 
being  matched  on  a  one-on-one  basis  by  the  public  or  private  funds. 

We  are  pleased  that  on  October  26th  the  BRA  approved  fimding  in  the 
amount  of  $25,000  for  both  the  Chinatown/South  Cove  Neighborhood  Council 
and  the  Parcel  18+  Development  Task  Force  for  a  one  year  period,  with  an 
option  for  renewal  the  following  year.   The  fund  should  be  used  to  hire 
project  coordinators,  conduct  research  and  planning  activities,  and  to 
obtain  technical  support  services  as  needed. 

Consistent  with  our  March  10th  commitment,  we  are  prepared  to  make 
$25,000  available  to  the  Chinatown/ South  Cove  Neighborhood  Council,  and 
$25,000  to  the  Parcel  18+  Development  Task  Force,  on  the  condition  that 
the  amounts  will  be  used  for  the  same  general  purposes  as  the  BRA 
funding  and  subject  to  the  same  control  and  reporting  requirements. 

If  the  above  conditions  are  acceptable,  please  countersign  this  letter. 

We  have  enjoyed  working  with  you  and  the  other  members  of  the  Chinese 
Cotnmunity  and  we  look  forward  to  our  continued  working  relationship. 

Best  regards. 

V^y  truly  yours, 

Robert   L.  /Greek  Accepted  by:    f^     ^  Y  ^   / 

\^  Mr.    William  Moy 

enclosure 

/dd 


A  lotnt  Venture  of 


tAHiBIT    F 

Metropolitan/Columbia  Plaza  Venture 

200  State  Street  •  12th  Floor  •  Boston,  MA  02109 
(617)  951-2522 


November  7.  1988 


Reverend  Tony  Bethel 

Chairman 

Parcel  18+  Development  Task  Force 

c/o  First  Church  of  God 

600  Shawmut  Avenue 

Boston,  MA  02116 

Dear  Reverend  Bethel: 

On  March  10th,  Columbia  Plaza  Associates  and  Metropolitan  Structures 
proposed  to  the  Boston  Redevelopment  Authority  and  the  Chinatovm  and 
Roxbury  communities,  that  the  joint  venture  would  make  available  a 
$100,000  challenge  grant  for  the  planning  of  community  benefit  programs. 
This  fund  is  to  be  shared  equally  by  the  two  communities,  subject  to 
being  matched  on  a  one-on-one  basis  by  the  public  or  private  funds. 

We  are  pleased  that  on  October  26th  the  BRA  approved  funding  in  the 
amount  of  $25,000  for  both  the  Chinatown/South  Cove  Neighborhood  Council 
and  the  Parcel  18+  Development  Task' Force  for  a  one  year  period,  with  an 
option  for  renewal  the  following  year.   The  fund  should  be  used  to  hire 
project  coordinators,  conduct  research  and  planning  activities,  and  to 
obtain  technical  support  services  as  needed. 

Consistent  with  our  March  10th  cotmnitment,  we  are  prepared  to  make 
$25,000  available  to  the  Chinatown/ South  Cove  Neighborhood  Council,  and 
$25,000  to  the  Parcel  18+  Development  Task  Force,  on  the  condition  that 
the  amounts  will  be  used  for  the  sane  general  purposes  as  the  BRA 
funding  and  subject  to  the  same  control  and  reporting  requirements. 

If  the  above  conditions  are  acceptable,  please  countersign  this  letter 
and  let  us  know  to  whom  we  should  write  the  check. 

We  have  enjoyed  working  with  you  and  the  other  members  of  the  Parcel  18+ 
Task  Force  and  we  look  forward  to  our  continued  working  relationship. 

Best  regards. 


Very  truly  yours, 
Robert  L.  Qit&enJ 


Accepted  by 


enclosure 


Check  should  be  made  payable  to: 


/dd 


A  Joint  Venture  of 
Metropolitan  Structures  and  Columbia  Plaza  Associates 


^^025 


J 


BOSTON  PUBLIC  LIBRARY 


3  9999  063 


5  223  3 


